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Enhanced-Use Lease

of Certain Real Property and Facilities
at the VA Greater Los Angeles Healthcare System
West Los Angeles Campus, Los Angeles, California

PREAMBLE

This Enhanced-Use Lease (herein referred to as the “Lease’), is made and entered into
on October 29, 2020, by and between the Secretary of the Veterans Affairs, an officer of the
United States on behalf of the Department of Veterans Affairs (hereinafter “Department” or
“VA”), and VA Building 207 LP, a California limited partnership (hereinafter “Lessee™)
(referred to collectively as the “Parties”), for the portion of land legally described in Exhibit
“A” and depicted in Exhibit “B”, which is more particularly defined as the “Property.”

RECITALS

A. WHEREAS, the Department has jurisdiction and control of certain real property and
facilities known as the VA Greater Los Angeles Healthcare System, West Los Angeles Campus,
Los Angeles, California hereinafter “VAMC”) that provides health care services to the nation’s
Veterans. The VAMC property subject to this Lease is located at 11301 Wilshire Boulevard in
the County of Los Angeles, California and consists of Building 207 on approximately 1.45 acres
of land, as further described and depicted in Exhibits “A” and “B,” respectively; and

B. WHEREAS, 38 U.S.C. Section 8161, et seq. “Enhanced-Use Leases of Real
Property,” as amended by the West Los Angeles Leasing Act of 2016, permits the Department
to enter into long-term leases of certain property under its jurisdiction and control; and

C. WHEREAS, in accordance with the terms and conditions herein, VA desires to lease
the Property to Lessee and Lessee desires to lease the same from VA, so Lessee can finance,
design, develop, construct, operate, and maintain affordable housing consisting of not less than
sixty (60) units and associated vehicular parking spaces (collectively, the “Facility”), all for the
purpose of providing supportive housing to eligible Veterans and their families.

D. WHEREAS, a long-term use of the Property as the Facility through an Enhanced-
Use Lease, as authorized by the provisions of 38 U.S.C. Section 8161, et seq., and as amended
by the West Los Angeles Leasing Act of 2016, by Lessee, would result in the availability of
affordable supportive housing and would permit more VA resources to be directed toward direct
Veteran care; and

E. WHEREAS, the Department and Lessee agree that during the Term, the Facility
shall be considered a non-VA, privately-owned and operated residential facility subject to
applicable Federal, State, and local laws, codes, ordinances, regulations, and permitting
requirements, and at the Facility, eligible Veterans shall receive priority placement into the
Facility, and Veteran eligibility and such priority placement shall be contained in the “Tenant
Selection Plan” (attached as Exhibit “F”).
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NOW, THEREFORE, IN CONSIDERATION OF THE FOREGOING AND OTHER
GOOD AND VALUABLE CONSIDERATION, RECEIPT OF WHICH IS HEREBY
ACKNOWLEDGED AND ACCEPTED, IT ISHEREBY AGREED THAT subject to the terms
and conditions herein, the Department grants to Lessee and Lessee accepts a seventy-five (75)
year term of this Lease on the terms set forth herein.

ARTICLE 1 - EXHIBITS AND DEFINITIONS

Exhibits: The following constitute the Exhibits to this Lease. Each of the Exhibits is attached
to this Lease and is incorporated by this reference:

A. Exhibit “A”: Legal Description of Property
B. Exhibit “B”: Site Plan
C. Exhibit “C”; Design Plan

D. Exhibit “D”: Development Plan

E. Exhibit “E”: Operations and Maintenance Plan

F. Exhibit “F”: Tenant Selection Plan

G. Exhibit “G”: Memorandum of Lease

H. Exhibit “H”: California Tax Credit Allocation Committee Lease Rider
L. Exhibit “I”’: Commitment Agreement

Definitions: The following constitute the definitions to this Lease:

“Certificate of Substantial Completion™: means the certificate defined in Article 6.B.14 of
this Lease.

“Congress”: means the Congress of the United States of America.

“Commencement of Construction”: means that date that Lessee, its construction
contractor, any subcontractor, or builder associated with the Project commences any reasonable
act (1.e., groundbreaking, erection, etc.) on the Property aimed at, or which effectively establishes,
builds, erects, constructs, raises, develops, or furthers any portion of the Project’s development,
including any portion of the Project’s subsurface region(s).

“Department”: means the United States Department of Veterans Affairs.

“Designated VA Representative” or “DVR”: means the individual of the Department who:
(a) is designated by the Secretary to act on matters of Lease administration but (b) is not designated



GLAHS EUL
Building 207

to execute amendments or modifications to the Lease or its exhibits unless the individual has or
acquires such authority through a written “Delegation of Authority” from the Secretary.

“Effective Date”: means the date this Lease is executed by the Parties; provided that, if
the Parties execute this Lease on different days, the Effective Date shall mean the later day that
this Lease is executed.

“Facility”; means (a) the Facility described in the Recitals section above, which Lessee
will finance, design, develop, construct, renovate, operate, and maintain in accordance with this
Lease; and (b) all associated structures, improvements, utilities, fixtures, infrastructure, and any
other Improvements located on the Property.

“Force Majeure”: means any of the following that directly cause any of Lessee’s
obligations hereunder not to be performed in a timely manner: (a) an earthquake, hurricane,
tornado, flood, or other similar act of God; (b) fire; (c¢) strikes or similar labor disputes provided
such strike or similar dispute 1s beyond Lessee’s control, provided that such strike or similar
dispute is not solely restricted to the employees of the Lessee or of its subcontractors, and provided
Lessee takes all steps reasonably possible to remediate such strike or similar dispute; (d) acts of
the public enemy; (e) inability to obtain labor or materials or clear access to the Project by reason
of acts or omissions of any governmental body not caused by Lessee’s actions or omissions; (f)
rebellions, riots, insurrections or civil unrest; (g) unusually severe weather conditions that actually
cause similar construction or development activities in the area of the Project to be suspended; (h)
discovery, remediation, and abatement of any unknown environmental hazard or unknown
hazardous substance (i.e., a hazardous substance, covered by any environmental law or regulation,
whose existence on the Property is unknown to Lessee by the Effective Date) which is affecting
the Property; (i) discovery of any ancient, historical, archeological, architectural, or cultural
artifacts, relics, or remains on the Property; (j) any act or omission of a governmental body other
than VA not caused by Lessor’s or Lessee’s actions or omissions; and (1) epidemics, pandemics,
wide-spread disease, or specific events or developments related to the novel coronavirus causing
COVID 19 which was declared a global pandemic prior to the Effective Date that are beyond the
reasonable control of a party, unforeseen or unavoidable.

“Hazardous Substances”: means those substances as defined in Article 34 of this Lease.

“Improvements”: means any existing physical structures or additions in, on, or under the
Property, and any development, construction, operation, and maintenance activities made on or to
the Property or Facility by Lessee, which the Lessee will accomplish in accordance with this Lease,
particularly Article 10.

“Initial Financing™; means those capital financing sources as identified in the Development
Plan (Exhibit “D”) to be obtained and closed within forty-five calendar days from the Effective
Date of the Lease pursuant to Article 22.A.9 of this Lease.

“Lease”: means this Enhanced-Use Lease (“EUL”) between the Department and Lessee.

“Leasehold Mortgage™: means each mortgage as defined in Article 20.B.2 of this Lease.
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“Leasehold Mortgagee™: means each leasehold mortgagee as defined in Article 20.B.2 of
this Lease.

“Lease-Up Date:” means the date on which the Facility is occupied by its first
tenant/occupant.

“Lessee”: means VA Building 207 LP, a California limited partnership (hereinafter
“Lessee”).

“Project”. means the financing, design, development, construction, operation and
maintenance of the Facility in accordance with this Lease.

“Property”: means the estate as described in Article 4.

“Qualified Party”: means any Person whereby (a) neither such Person nor any of its
partners, members, or principal stockholders is debarred or suspended from doing business with
the Department or any other Federal government agency, (b) neither such Person nor any of its
partners, members, or principal stockholders is listed on any non-procurement or reciprocal lists
on the most current “System for Award Management” published by the United States General
Services Administration at www.sam.gov, as updated from time to time, or any replacement
thereof, (c) neither such Person nor any of its partners, members, or principal stockholders is a
person who poses a security or safety risk as determined by the Secretary of State, including but
not limited to any person who either represents a country, or is a member of or provides political,
financial or military support to a group, that is listed in the most current “Patterns of Global
Terrorism” report, issued by the Secretary of State in compliance with 22 U.S.C. § 2656f(a),
available from the Superintendent of Documents, U.S. Government Printing Office, Washington
D.C. 20402 and also available at http://www.state.gov/global/terrorism/annual reports.html, and
(d) neither such Person nor any of its partners, members or principal stockholders is subject to a
criminal indictment or information for a felony in any court in the United States. For purposes of
this Lease, the term “principal stockholder” shall mean any person who is a beneficial owner (as
defined for purposes of Rule 13d-3 of the Securities and Exchange Act of 1934, as amended and
promulgated by the Securities and Exchange Commission) of ten percent (10%) or more of the
outstanding stock or other equity of the Lessee.

“Secretary”; means the Secretary of Veterans Affairs or the individual delegated to act for
and on behalf of the Secretary.

"Sublease": means an executed sublease agreement between the Lessee and Sublessee or
between Sublessees for one or more portions of the Property.

“Sublessee’: means an entity other than a natural person that has a right to use and occupy
certain space within the Property pursuant to an executed Sublease, for the purpose of financing,
designing, developing, constructing, operating, and maintaining the Facility.

“Subtenants”: means a person or entity that is a subtenant or other holder of a right to use
and occupy certain space within the Property pursuant to an executed sublease or other agreement
with the Lessee or Sublessee.
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“Successor”: means any such entity as defined in Article 20.B.3 of this Lease.

“Tax Credit Investor”: means Wells Fargo Affordable Housing Community Development
Corporation, a North Carolina corporation and its affiliates, successors and assigns.

“Term”: means the term of the Lease described in Article 3.A of this Lease.

“VA Facility Manager”: means the VA employee that the DVR identifies to the Lessee as
being available to receive a copy of the “as-built drawings™ as set forth in Article 10.F of this
Lease.

“VAMC”: means the United States Department of Veterans Affairs Medical Center,
Greater Los Angeles Healthcare System, West Los Angeles Campus, California.

“Veteran(s)”: means a Veteran(s) within the meaning of 38 U.S.C. Section 101(2) (e.g., a
person(s) who served in the active military, naval or air service, and who was discharged or
released therefrom under conditions other than dishonorable).

ARTICLE 2 - CONSIDERATION FOR LEASE, LESSEE REQUIREMENTS,
PAYMENT OF ANCILLARY SERVICES, UTILITY INFRASTRUCTURE,
AND COMMITMENT AGREEMENT

A. Consideration:

1. It is the understanding of the Parties that Lessee is undertaking this Lease to achieve public
interest objectives that are mutually beneficial, namely to, through a community-based effort,
improve the availability of affordable, safe, quality, smoke free, drug free (other than any
exceptions noted in Exhibit “E”, the “Operations and Maintenance Plan”) affordable housing for
Veterans and their families.

2. Pursuant to 38 U.S.C. Section 8162(b)(3)(C), VA is entering this Lease without receiving
consideration.

B. Lessee Requirements:

1. Lessee will finance, design, develop, construct, renovate, operate, and maintain the
Property into the Project in accordance with all applicable State and local laws, codes, ordinances,
and permitting requirements, and any amendments thereto; the National Fire Protection
Association (“NFPA”) 101 Life Safety Code; the Americans with Disabilities Act of 1990 (42
U.S.C. § 12101, et seq.); the National Historic Preservation Act of 1966 (16 U.S.C. § 470, et seq.);
the Archaeological Resources Protection Act (16 U.S.C. § 470 et. seq.), all as such laws may be
amended from time to time; and as otherwise set forth in this Lease, all in a manner so as at all
times not to unreasonably interfere with or disrupt the VAMC’s activities and operations.

2. Lessee has, in consultation with VA, established specific procedures, regulations, rules,

5.
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and/or standards to ensure that in accordance with The West Los Angeles Leasing Act of 2016,
operation of the Facility principally benefits Veterans and their families, as that term is defined in
therein; and that operation of the Facility is consistent with the “Operation and Maintenance Plan”
(attached as Exhibit “E”) and the “Tenant Selection Plan™ (attached as Exhibit “F”).

C. Utility Infrastructure, Metering, VA Approval of Distribution Systems, Professional
Engineer's Report:

The Department and Lessee hereby agree as follows:

1. Lessee shall be solely responsible for any and all costs (i.e., direct costs, insurance, taxes,
assessments, etc.) associated with establishing/constructing the infrastructures, distribution lines
and systems, connections (including any Lessee reconnections to local utility provider services
due to events relating to or stemming from Articles 2.C.5 and/or 2.C.6 below), meters, taps, etc.,
required for providing gas, electricity, water, sewer, oil, fiber optics, telephone, fire alarm service
or any other form of utility, communications, power, or fuel to the Property.

2. Lessee shall be solely responsible for installing meters within thirty (30) calendar days of
the Lease-Up Date, and paying the Department (within thirty (30) calendar days of receipt of any
bill from the Department detailing) the “at-cost” amounts (including any fees or charges to or
assessments against VA that are attributable to VA’s provision of utilities to Lessee) for any and
all electricity, water, gas, oil, fiber optics, telephone, or any other form of utility, communications,
power, or fuel required during construction and/or operation of the Project. Nothing in this Section
C requires Lessee to acquire utility services from the Department.

3. Commencing on the Effective Date of the Lease, and notwithstanding Article 2.C.6 below,
Lessee shall be solely responsible for ensuring at its sole cost and expense and subject to Article
2.C.2 above, that the utilities necessary for the operation and maintenance of the Property are
available and operable in accordance with Federal, State, and local codes from VA or a third-party
utility provider.

4, In conjunction with Article 2.C.1. and 2.C.2 above, the Department shall have the right to
review and approve any and all connections to VA’s distribution systems prior to: (a) final design
of such connections and (b) final installation of such connections, and the Department shall issue
both such approvals to Lessee in writing. In addition, prior to the Department's approval of any
and all connections to VA’s distributions systems per this Paragraph 4, Lessee shall provide the
Department with a "Professional Engineer’s Survey Report" that evaluates the impact of the
installation of such utilities on VA’s distribution systems; confirms that no adverse impact will
result upon VA’s distribution systems; and provides for a corrective plan of action to mitigate any
potential, foreseeable adverse impacts.

5. If Lessee performs or causes the performance of any utility connection work (“Utility
Work™) on VA property through an easement, permit, or otherwise, then Lessee hereby agrees
that: (a) it shall be solely and fully responsible and liable to VA for any and all costs associated
with repairing and/or restoring any VA real or personal property damaged or destroyed by, as a
result of, or in connection with such Utility Work, and (b) notwithstanding anything in Article 13
to the contrary, Lessee shall indemnify and hold VA harmless for any and all liabilities, fees, costs,

6.
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and expenses regarding any injuries, deaths, and/or damage to any person’s personal property
resulting from or in connection with such Utility Work by Lessee, its contractors, builders,
sublessees, agents, employees, licensees, affiliates, and/or invitees.

6. Subject to and in accordance with this Article 2.C.6 and Article 10.A, during the Term and
so long as the Department has jurisdiction and control of the VAMC, the Department will, upon
Lessee’s request and subject to applicable Federal, State, and local law, use its best efforts to
provide the Property with uninterrupted flow of utilities, but Lessee hereby acknowledges and
agrees that VA will not be liable for any damages due to or caused by any interruption, cessation,
inadequacy, or defect in the character, quantity, quality, or supply of utilities services to Lessee,
except for damages or injuries resulting or arising from the acts of Department personnel properly
cognizable under the Federal Tort Claims Act (28 U.S.C. §§ 2671-2680). Lessee further agrees
that no such interruption or cessation of utility services shall constitute an event of default by VA
under this Lease.

7. Subject to and in accordance with Article 2.C.6 above, in the event a State (or any of its
agencies, departments, or commissions) or local public utility challenges, protests, or undertakes
legal action against any of Lessee’s utility connections and/or servicing from VA utility lines,
Lessee shall have the right (subject to the Department’s prior written approval, which shall not be
unreasonably withheld), to legally contest or defend against such adverse actions. If Lessee elects
to do so, however, it shall be solely responsible for all of its fees, costs, and expenses stemming
therefrom.

8. During the Term, for any direct connections that Lessee makes to VA utility distribution
systems, VA may if it deems necessary, contact Lessee and establish a time and place whereby
VA can conduct or obtain at its sole cost and expense, an independent “utility consumption
assessment” upon any sub-metering installed on the Property, to confirm or ensure proper
functionality. Lessee agrees at its sole cost and expense to undertake corrective action as needed
regarding any such sub-metering found to be malfunctioning.

D. Payment to VA for Ancillary Services: Each month during the Term, Lessee shall be
responsible for, and shall pay to the Department, the "at-cost" amount(s) for (i.e., the actual cost
to the Department for providing) any "ancillary service(s)," (e.g., grounds maintenance, trash
pickup, laundry services, housekeeping services, lawn moving, snow removal, security) that
Lessee requests in writing and receives from the Department during and throughout the preceding
month ("Ancillary Services"). Lessee’s payments to the Department for such Ancillary Services
shall be paid no later than thirty (30) calendar days after receipt of any bill from the Department
for providing such services.

E. Commitment Agreement: VA and Lessee will execute a Commitment Agreement
(attached hereto as Exhibit “I"”), which contains the terms and conditions whereby VA will, per 38
U.S.C Section 8162(b)(4), provide EUL Capital Contribution payments to the Lessee up to the
amount of $10,500,000, to allow Lessee to perform and complete certain work described therein,
relating to the Project. A default by Lessee under the Commitment Agreement shall not constitute
an Event of Default under this Lease. But in no event shall a default under the Commitment
Agreement excuse Lessee’s performance of its obligations under this Lease.
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ARTICLE 3 - LEASE TERM

Unless earlier terminated by the Department as provided for in Article 23, the term of this Lease
shall be for seventy-five (75) years commencing on the Effective Date (the “Term™).

ARTICLE 4 - PROPERTY TO BE LEASED TO LESSEE

The Property subject to this Lease shall constitute (i) the leasehold interest in the Real Property
legally described in Exhibit “A”, and (ii) during the Lease term, title to all structures,
improvements, utilities, fixtures, infrastructure, and any other Improvements located on the Real
Property depicted in Exhibit “B”. Notwithstanding anything to the contrary contained in this
Lease, at all times during the Term, title to all Improvements located in, on or under the Real
Property shall be vested in and held by Lessee. Lessee alone shall be entitled to all of the tax
attributes of ownership of the Improvements, including, without limitation, the right to claim
depreciation or cost recovery deductions thereof and the right to claim the low income housing tax
credits described in Section 42 of the Internal Revenue Code, as amended. Lessee shall also have
the right to amortize capital costs and to claim any other federal or state tax benefits attributable
to the Improvements during the Term. Notwithstanding the preceding sentences, the underlying
fee title of the land shall remain with the Department.

ARTICLE 5 - SUBJECT TO EXISTING AND FUTURE EASEMENTS
AND RIGHT OF WAY

A. This Lease is subject to all existing easements and rights of way, whether or not recorded,
for location of any type of facility over, across, in, or upon the Property or any portion thereof; and
the right of the Department, upon consultation with Lessee, to grant such additional easements or
rights of way over, across, in, or upon the Property; and such approval shall not be unreasonably
or arbitrarily withheld or delayed, provided that any such additional easements or rights of way
shall not be inconsistent with Lessee’s quiet use and enjoyment of the Property under this Lease,
and shall be conditioned on the assumption by the grantee thereof of liability to the Department
and to Lessee for such damages as the Department and/or Lessee shall suffer for property damaged
or destroyed or property rendered uninsurable as a result of grantee’s exercise of its rights
thereunder. VA represents and Lessee acknowledges that VA has disclosed to Lessee all
easements located on the Property of which VA is aware.

B. There is hereby reserved to the holders of such easements and rights of way as presently in
existence, whether or not recorded, outstanding or which may hereafter be granted, to any Federal,
State, or local officials engaged in the inspection, construction, installation, maintenance,
operation, repair, or replacement of facilities located on the Property, such reasonable rights of
ingress and egress over the Property as shall be necessary for the performance of their official
duties with regard to such facilities.

C. The Department shall have the right to relocate any existing easements (at its sole cost and
expense) and grant additional easements and rights of way over, across, in and upon the Property,

8.
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provided that: (1) any additional easement or right of way shall not be inconsistent with or
adversely affect Lessee’s actual or intended use of the Property, and the right to non-exclusive use
of the Access Roads pursuant to Article 5.E below; (2) the grantee of any such easement or right-
of-way agrees in writing to indemnify, hold harmless and defend the Department and Lessee from
and against any and all claims, actions, losses, damages or costs and expenses as the Department
or Lessee shall suffer or incur for injury to persons, or property destroyed as a result of grantee’s
exercise of its rights thereunder; (3) the granting of such easement or right-of-way shall not affect
the insurability of the Property (i.e., either for title insurance purposes or for purposes of liability
and casualty insurance); and (4) Lessee consents in writing to VA’s granting of the easement or
right-of-way, such consent not to be unreasonably withheld, conditioned, or delayed.

D. Future Easements and Rights of Way. Upon Lessee’s written request, the Department
agrees to consent to and join in the execution of all applications, petitions, and non-exclusive
easements and rights-of-way as may be necessary to complete or operate the Project (to the extent
such execution by the Department as fee owner of the Property is required); provided that: (1) the
underlying application, petition or easement is not inconsistent with the Project and would not
materially or adversely affect VA’s mission or operations; (2) the grantee of any such application,
petition, easement or right-of-way provides VA with prior written assurances to indemnify, hold
harmless and defend the Department and Lessee from and against any and all claims, actions,
demands, losses, damages, liabilities, judgments, costs, and attorneys’ fees, which the Department
or Lessee may suffer or incur for injury to persons, or VA property destroyed as a result of
grantee’s exercise of its rights thereunder, unless grantee is statutorily or otherwise prohibited from
providing such indemnification; and (3) VA provides its prior written consent to Lessee after
reviewing the written assurances referenced in Paragraph (2) above and the final version of each
underlying application, petition, easement or right-of-way, which shall not be unreasonably
withheld, conditioned, or delayed.

E. VA and Lessee agree that during the Term, Lessee, and any of its respective contractors,
subcontractors, builders, sublessees, agents, employees, licensees, and invitees shall have a non-
exclusive access right of way on, over, across and through such paved roads, including, but not
limited to “INSERT” and “INSERT” located within the VAMC (“Access Roads™), or as may be
now or hereafter located on the VAMC for the purpose of providing Lessee, its successors and
assigns, and its permittees with (i) vehicular and pedestrian ingress to, egress from, and access
between the property and adjacent streets, roadways and rights-of-way within the VAMC to a point
of public access or a public street, and (i1) for passage, construction, installation, maintenance,
repair, replacement, and use of utility lines, pipes, wires, conduits, flues, ducts, lines, and other
equipment, including without limitation, electricity, gas, water, communications, sewer and storm
drainage from the surrounding public thoroughfares to the Property and to a point of public access
or a public street, provided, the location of any such utility shall be subject to the approval of the
Department, which approval shall not be unreasonably withheld, conditioned, or delayed, as
granted by the Department to Lessee, and its successors and assigns, for so long as this Lease is in
force and effect. The foregoing right of way granted for access shall be included and made a part
of Exhibit “A” Legal Description for the leasehold interest in the Real Property granted to Lessee
hereunder. However, applicable Federal law shall govern all such uses, and Lessee shall be subject
to VA security requirements and other operating procedures and restrictions, including without
limitation, designated access road and parking space restrictions, as may change throughout the
Term of the Lease. Notwithstanding the foregoing, the exercise of any of foregoing rights by VA

9.
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shall not result in any actions which would materially and adversely affect Lessee’s rights to use
the Access Roads and/or termination of Lessee’s access to the Property during the Term.

ARTICLE 6 - REPRESENTATIONS AND COMMITMENTS

A. Lessee and the Department hereby represent, warrant, and covenant that:

I. Each party has complied with all applicable laws and requirements in connection with the
execution, delivery, and performance of this Lease.

2. Each party is duly authorized to execute and deliver this Lease.

3. This Lease constitutes a legal, valid, and binding obligation of each party, enforceable in
accordance with its terms, subject to equitable principles that could affect specific performance.

4. Upon expiration or termination of this Lease, title to the buildings, structures, and other
Improvements constructed or placed on the Property and the fixtures annexed thereto shall
immediately vest in and become the property of the Department, as part of the Property, without
any additional compensation therefor and without any instrument of conveyance. Lessee
covenants and agrees, upon demand by the Department, on or after termination of the Lease , to
execute any instruments requested by the Department to effectuate the conveyance of such
buildings, structures, Improvements, utilities, fixtures, and infrastructure constructed or placed on
the Property and the fixtures annexed thereto.

5. Each party undertakes to act with reasonable promptness, so that the other party can
complete its Lease obligations within agreed timelines.

B. Lessee represents, warrants and covenants to the Department that:

1. Lessee 1s (a) a limited partnership duly organized, validly existing and in full force and
effect under the laws of the State of California; (b) will validly and legally remain as such
throughout the Term; (c¢) has and will continue to have throughout the Term, full power as a
limited partnership to enter into and perform its obligations under this Lease, and (d) has, or will
have prior to the time the same are required by law, and will thereafter maintain throughout the
remaining Term, all licenses or other governmental approvals necessary to perform its obligations
hereunder.

2. The Lessee’s signing, delivery, and performance of this Lease and its consummation of the
transactions contemplated hereby, have been duly and validly authorized by all necessary action
on the part of the Lessee. To the Lessee's knowledge, neither its signing and delivery of this Lease,
nor its consummation of the transactions herein contemplated, nor its compliance with the
provisions hereof, will conflict with or result in a breach of, or constitute a default under, (a) any
of the provisions of any law, governmental rule, regulation, judgment, decree or order binding on
the Lessee or its properties, (b) the constituent documents of the Lessee, or (c) any of the provisions
of any indenture, mortgage, contract or other instrument to which the Lessee is a party or by which
it or any of its properties is bound, or result in the creation or imposition of any lien, charge or

10.
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encumbrance upon any of its properties pursuant to the terms of any such indenture, mortgage,
contract or other instrument.

3. All actions, approvals, consents, waivers, exemptions, variances, franchises, orders,
permits, authorizations, rights, and licenses required under applicable law that are necessary in
connection with the Lessee’s signing and delivery of this Lease or the Lessee’s consummation of
the transactions contemplated hereby or the Lessee’s performance of its obligations hereunder,
have been duly taken, given or obtained, or, with respect to future renovation activities, will be
obtained, as the case may be, are in full force and effect, are not subject to any pending proceedings
or appeals (administrative, judicial or otherwise), and either the time within which any appeal
therefrom may be taken or review thereof may be obtained has expired, or no review thereof may
be obtained or appeal therefrom taken.

4. This Lease has been duly signed and delivered by the Lessee and, assuming due
authorization, signing and delivery by the Department, constitutes a valid and binding obligation
of the Lessee enforceable against the Lessee in accordance with its terms (except as enforcement
may be limited by applicable bankruptcy, insolvency, reorganization, moratorium and other
similar laws affecting the enforcement of the rights of creditors generally and the application of
equitable principles in any proceeding, whether at law or in equity).

5. There is no action, suit, proceeding or investigation pending or, to the Lessee’s knowledge,
threatened against the Lessee before any court, administrative agency, arbitrator or governmental
body that: (a) relates to any of the transactions contemplated by this Lease, or (b) either in any
one instance or in the aggregate, if determined against the Lessee, would reasonably be likely (1)
to conflict with the terms of this Lease or of any action taken or to be taken in connection with the
obligations of the Lessee contemplated herein, (i1) to materially and adversely affect the Lessee’s
business, assets, operations or condition (financial or otherwise), taken as a whole, or (ii1) to
materially and adversely affect the ability of the Lessee to perform its obligations under this Lease.

6. The Lessee is not in default with respect to any order or decree of any court or any order,
rule, regulation or demand of any Federal, State, municipal, or governmental agency, which default
would reasonably be likely to materially and adversely affect the Lessee’s ability to perform its
obligations under this Lease or the transactions contemplated hereby.

7. All negotiations relative to this Lease and the transactions contemplated hereby have been
carried on by the Lessee directly with the Department, and without the intervention of any Person
who may or will have a valid claim against the Department for a finder’s fee, brokerage
commission or other like payment with respect to this Lease or such transactions.

8. The Lessee is, and at all times during the Term will be, a Qualified Party. If at any time
the Lessee fails or is reasonably likely or expected to fail to continue to be a Qualified Party, the
Lessee will immediately so advise the Department in writing. The Lessee will also immediately
notify the Department if and when it becomes aware that a Sublessee or Space Tenant is no longer
a Qualified Party.

9. Lessee has inspected the Property, is fully familiar with the physical condition of the
Property, including the underlying environmental conditions (including those set forth in the
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Environmental Reports), and based on the foregoing, accepts such Property “as is” and with all
faults, including those identified on the Environmental Reports, subject to all applicable law, and
assumes all risks associated with pursuing the Project in accordance with this Lease and all
applicable law.

10. As of the Effective Date, Lessee shall in accordance with and subject to Articles 16 and 34
of this Lease, be responsible for all costs associated with or pertaining to the removal or
remediation of any and all Hazardous Substances located within the Improvements as of the
Effective Date including but not limited to, asbestos, mold, lead paint, and renovation, demolition,
and construction debris. All such removal activities shall be performed in accordance with
applicable Federal, State and local laws, codes, and ordinances; provided, however, Lessee shall
have no liability for any Hazardous Substances which are located on the Property outside the
Improvements unless such Hazardous Substances are first brought to the Property after the
Effective Date by Lessee, its agents, employees, subcontractors, or sublessees.

11. The Department has made no representations or warranties concerning the condition of the
Property, the fitness or suitability for any particular use and the Department shall not be liable to
Lessee for any latent or patent defects in such Property, nor has it agreed with Lessee to alter,
improve or maintain such Property.

12. During the Term, Lessee will finance, design, develop, construct, renovate, operate, and
maintain the Property into the Project in accordance with the terms and conditions of this Lease,
notably Article 2.B.1.

13. During the Term, Lessee shall:

(a) obtain at its own expense all pertinent Federal, State, and local permits, licenses, and approvals
(including those approvals of VA) necessary for construction, renovation and operation of the
Facility;

(b) assure that all applicable Federal, State, and local requirements are met during construction
and operation of the Facility (including but not limited to, the latest version of the National Fire
Protection Association (NFPA) 101 Life Safety Code; the Americans with Disabilities Act of 1990
(42 U.S.C. § 12101, et seq.); the National Historic Preservation Act of 1966 (16 U.S.C. § 470, et
seq.); and the Archaeological Resources Protection Act (16 U.S.C. § 470 et. seq.), all as such laws
may be amended from time to time);

(c) assure that the operation of the Facility in accordance with the preceding Clause “(b)” is not
inconsistent with and will not adversely affect the mission of the Department;

(d) certify in writing to DVR prior to the Lease-Up Date that the Improvements are as applicable,
designed, constructed, or altered, and are suitable for use, in accord with appropriate earthquake-
resistant design and construction codes and standards in compliance with the earthquake-resistant
design provisions of the 2015 editions of the International Building Code (IBC) or the International
Residential Code (IRC), nationally recognized building codes promulgated by the International
Code Council (ICC), or equivalent codes, consistent with the provisions of and to the extent
required by 40 U.S.C. 3312;
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(e) certify in writing to DVR prior to the Lease-Up Date that all sustainable requirements have
been met, for the Facility to meet the U.S. Green Building Council LEED Silver certification or
higher or other compatible sustainable certification;

(f) assure that the Facility is operated as a drug free environment (other than properly prescribed
medication) and take action promptly when this requirement is not met by occupants; and,

(g) prohibit the consumption of alcohol in the Facility’s common areas.

14.  Prior to occupancy of the Facility by Lessee, and any other improvements placed on the
Property after the Effective Date which are made available for occupancy, Lessee shall at its sole
cost and expense, hire a City inspector or an independent inspector licensed by the State of
California to conduct an inspection of the Facility and certify in writing that it has been completed
in compliance with the applicable State and local building codes and standards, including the
NFPA 101 Life Safety Code (the “Certificate of Substantial Completion’). The Department must
receive the Certificate of Substantial Completion before Lessee may occupy or receive occupants
into the Facility, and will promptly notify Lessee of its receipt of the Certificate of Substantial
Completion from Lessee.

15. Lessee will at all times, during the Term and its development, construction, renovation,
operation, and maintenance of the Facility, use all reasonable and commercial best efforts to act
so as to avoid the occurrence of any action(s) contained in Article 22 which constitute events of
default.

16.  Lessee shall not be responsible for the maintenance and upkeep of the Access Roads as
described in Article 5.E or other access roads which lie outside the boundaries of the Property
(“Campus Roads™). Access that requires utilization of VA property other than the Property and
Access Roads that is the subject of this Lease shall require advance coordination with and approval
of the DVR.

17. Lessee will at its sole cost and expense, design, develop, construct, equip, and substantially
complete the Facility within 730 calendar days after the Effective Date, in a good and workmanlike
manner and pursuant to the Development Plan referenced in Article 10.A, and Article 22.A.3.
Such date may be extended by events of Force Majeure or by mutual written agreement of the
Lessee and DVR.

18.  Lessee will be solely responsible for any and all costs associated with the repair and
maintenance of the Facility, the grounds, which are a part of the Property, as well as any other
structures on the Property in accordance with Articles 10 and 11 of this Lease.

19. Lessee will assure that its development, construction, operation and maintenance activities
do not negatively affect VA’s activities or operations, and use all reasonable and commercial
efforts to conduct any of its construction activities involving noise, dirt, or other emissions that
could negatively affect the VAMC’s activities or operations to times falling within normal VA
business hours.
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20. At its sole cost and expense and in accordance with Article 10.A of the Lease and Exhibits
“C” and “D” thereof, Lessee will take all necessary measures to: (a) control soil erosion during
the design, development, construction, operation, and maintenance of the Facility through a
detailed sediment control plan, with specifications to include necessary preventive measures to
protect all water sheds, watercourses, and surface-water drainage from sedimentation, siltation,
and pollution; (b) mitigate the long-term impacts relating to changes in surface water drainage
patterns through the use of filtration and sediment ponds in accordance with State and local
requirements; (c) expeditiously establish the necessary landscaping to minimize erosion; and (d)
ensure that all established sediment ponds continue to empty surface water in the same respective
directions and locations off of the Property following any development, construction, and
maintenance activities of the Facility.

21.  Lessee shall at all times comply with the provisions of the National Historic Preservation
Act and the Archaeological Resources Protection Act, 16 U.S.C. § 470, et seq., and any
Programmatic Agreements executed with the State Historic Preservation Office (“SHPO”), and
shall coordinate and work with the Department and the SHPO as needed.

22. Lessee shall not knowingly remove or disturb, or cause or permit to be removed or
disturbed, any historical, archeological, architectural or other cultural artifacts, relics, remains or
objects of antiquity. In the event such items are discovered on the Property, Lessee shall
immediately notify the DVR and protect the site and items from further disturbance until the DVR
gives clearance to proceed.

23. Subject to the terms of Exhibit D, Lessee shall be responsible for coordinating the
provision of police, fire protection and inspection, and emergency services to the Property during
the Term.

24, (a) Lessee will, within six (6) months following the end of each annual fiscal year
on which it operates, provide the Department with a copy of its audited financial statements for
the Facility, along with a statement of revenues and expenditures, annual reports, and any related
financial disclosure documents for such fiscal year (collectively, the “Lessee Financials™). For
purposes of this section, “audit” shall mean financial statements prepared by a certified public
accountant, with a level of assurance of at least a “review” (i.e., higher level of assurance than a
“compilation™), and may be on a tax accounting basis, and will be conducted in accordance with
attestation standards of the American Institute of Certified Public Accountants, as appropriate for
a master leased property. Additionally, Lessee will promptly notify the Department telephonically
and in writing of the occurrence of any material adverse change to its financial condition or
circumstance that may affect its ability to perform its obligations under this Lease.

(b) Upon receiving the Lessee Financials referenced in the preceding Subparagraph (a)
of this Paragraph 24, VA shall be entitled to review them to ensure that Lessee is not undergoing
a material and adverse financial condition or circumstance that would prevent Lessee from timely
and adequately meeting its Lease obligations.

() With respect to Lessee’s obligations under this Paragraph 24, the Parties agree that
if and to the extent that the highest court or other adjudicative body of competent jurisdiction to
which the matter may be presented determines that any Lessee Financials submitted to VA (which
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were not duly corrected or supplemented within a reasonable time period) are materially
misleading, VA, to extent of any damages directly sustained thereby, shall be entitled to pursue
any and all remedies available to it under this Lease, Federal, State, and local law, and at equity.

C. The Department represents and warrants to Lessee that it (i) has not encumbered or
permitted any encumbrance or lien or option or notice thereof, with regard to the Property which
gives any rights or allows the parties thereto or their successors to terminate this Lease or
materially modify any of its terms or conditions, and (i1) will not encumber or create a lien on the
title of the Property or cause said title to be encumbered in any manner without the consent of
Lessee, Tax Credit Investor and Leasehold Mortgagee, which consent may not be unreasonably
withheld, and Lessee may reduce or discharge any such encumbrance or lien by payment or
otherwise at any time after giving thirty (30) days’ written notice thereof to the Department and
recover or recoup all costs and expenses thereof from the Department.

ARTICLE 7 - USE

A. Property Use In General. Except as provided for in Section B of this Article, Lessee may
use the Property during the Term only for the Project, which shall not include any political,
gambling, obscene, or pornographic uses, or the implementation of any research activities or other
programs illegal under or conflicting with or applicable Federal, State, and local law.

B. Prior Consent Required For Any Other Uses. Consistent with Section A above and
except as VA and Lessee may otherwise agree in writing, no other uses of the Property shall be
permitted on the Property during the Term.

C. Consistent with Sections A and B of this Article, and subject to the terms and conditions
of this Lease, Lessee shall and may peacefully and quietly have, hold, and enjoy the Property for
the Term, without disturbance from VA, and free from any encumbrance created or suffered by
VA, except to which this Lease is made subject in accordance with Articles 5 and 20.

ARTICLE 8 - INTENTIONALLY DELETED

ARTICLE 9 - COMPLIANCE WITH APPLICABLE LAWS, RULES, AND
REGULATIONS

A. Lessee agrees that it will be responsible for and will obtain at its sole cost and expense, all
applicable Federal, State, and local planning approvals, and other licenses and permits which are
necessary to design, develop, construct, operate, and maintain the Property as contemplated in this
Lease, including Article 7. Additionally, during the Term, Lessee at its sole cost and expense shall
comply with all applicable Federal, State, and local laws, codes, and ordinances regarding the
operation and maintenance of the Property.

B. Lessee agrees that at or prior to submission of any plats, plans, specifications, or
applications for any approval, license, or permit with respect to compliance with applicable
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Federal, State, and local laws, codes, and ordinances, Lessee shall provide VA with a copy of each
such proposed submission for review and approval (which shall not be unreasonably withheld,
conditioned, or delayed). VA’s comments on any submittal from Lessee will be provided to Lessee
within thirty (30) calendar days of its receiving the submitted material. VA’s review and approval
shall be limited to ensuring that (1) there are no material conflicts involving the contents of the
documents submitted to VA for review and the contents of Exhibits “C”, “D”, and “E”; (2) the
proposed development and/or activities as reflected in the documents submitted to VA for review
are architecturally compatible with the VAMC, are consistent with the Property uses identified in
Article 7, and would not adversely affect VA’s use and occupancy of the VAMC. In the event that
VA disapproves of any proposed submission and design from Lessee (based upon the foregoing
Clauses (1) and/or (2)), VA shall, along with a written objection, provide Lessee with a written
explanation of the reasons for rejection of the proposed submittal and design. Unless the
Department objects to the submitted material within thirty (30) calendar days, its approval shall be
presumed. Lastly, Lessee shall provide VA with a complete copy of all approved plats, plans,
specifications, and applications.

ARTICLE 10 - IMPROVEMENTS OR CONSTRUCTION ON THE PROPERTY

A. Improvements: Lessee at its sole cost and expense, will commence and complete the
development and construction of the Project in accordance with the Design Plan (Exhibit “C”) and
the Development Plan (Exhibit “D”). All development, construction, and renovation activities,
including but not limited to those relating to the use of roadways or pedestrian walkways, or
connections with electricity, water, steam, sewer services, or other utilities, shall be coordinated
in advance with the DVR. The repair of any damage to existing structures, systems, or facilities
resulting from development, construction, or renovation activities relating to the Project, shall be
the sole responsibility of Lessee, and any affected structures, systems, and facilities shall be
immediately repaired or replaced by (or on behalf of) Lessee in a manner acceptable to VA.

Lessee shall not enter into any contract or agreement with any city, county, or governmental
agency or body or public utility with reference to sewer lines or connections, water lines, or
connections, street improvements, including but not limited to curbs, gutters, parkways, and street
lighting, utility connections, lines or easements, without the prior written consent of the
Department, which consent shall not be unreasonably withheld. The Department shall consent to
or disapprove any proposed contract or agreement within forty-five (45) calendar days after the
date of submission thereof by Lessee. Unless the Parties otherwise agree, the Department’s failure
to respond within such forty-five (45) calendar days shall be a deemed approval.

B. Lessee's Contracts For Construction: Lessee agrees that any and all general construction
contracts for the development, construction, and renovation of the Project and Facility, as well as
any subsequent activities of this nature on the Property, shall contain clauses indemnifying and
holding the Department harmless for any causes of action or damages arising as a result of any
acts or omissions of the contractor(s).

C. Construction Documents: Unless otherwise agreed to by DVR, Lessee agrees that prior
to undertaking development, construction, or renovation of the Facility, it will provide the DVR
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with a substantially complete copy of all development, construction, and renovation documents at
least thirty (30) calendar days prior to undertaking any such activities.

D. Design Review and Approval: The Department’s comments on any submittal, to include
the Design Plan; Development Plan; development, construction, and renovation documents; and
any supplements thereto, will be returned to Lessee within thirty (30) calendar days of receiving
the submittal. The Department shall have the right to reject such submittals. In any such instance,
the Department shall, along with its objection, provide a detailed, written explanation of the
reasons for rejecting the submittal. Unless the Department objects to the submitted material within
such time period, approval shall be presumed. Upon receipt of any VA rejection, Lessee shall
respond to the Department within ten (10) business days and identify specifically how it proposes
to address each of the Department’s objections. The Department shall then respond to the Lessee
within ten (10) business days, and if the Department shall continue to have objections, the
Department shall again specify those objections, and the Parties shall work together to
expeditiously reach an agreed set of plans and specifications.

E. Access to Project Site: Upon reasonable advance notice of not less than twenty four (24)
hours for non-emergency situations, and in emergency situations immediate access, Lessee agrees
to permit the Department’s representatives, agents and employees with access to and right of entry
onto the Property before, during, and after any development, construction, or renovation
undertaken pursuant to this Article for the purpose of monitoring, observing, and making inquiries
in order for the Department to determine compliance with the Lease. It is understood by the Parties
that such activity does not relieve the Lessee of its responsibility for managing any and all on-site
development, construction, and renovation activities.

F. As-Built Drawings: Upon completion of any Project-related development, construction,
or renovation activities, Lessee shall provide the DVR with two compete set of reproducible
drawings (all disciplines) illustrating each and all stages of changes made to the Facility within 30
days of the project being substantially completed. The as-built drawings will incorporate all
significant changes made over the life of the Facility. The title block shall be dated and entitled
“As-Built Drawings.” One electronic copy of the As-Built Drawings on CD, “AUTOCAD 2016~
(read only format) or later edition if the DVR agrees in writing shall also be transmitted to the VA
Facility Manager at the time of the reproducible drawings. The Department shall have the right to
review the As-Built Drawings for accuracy and completeness, and request that Lessee make any
and all necessary revisions, additions, and/or modifications to them if the Department reasonably
finds and accurately deems them to be incomplete or inaccurate.

G. Mechanics and Labor Liens: Mechanics, Labor Liens, and Judgments: Lessee agrees
that it will not permit any claim or lien made by a mechanic, material man, laborer, or other similar
liens, as well as any type or form of judgment (collectively “Liens”), to stand against the Property
for work or materials furnished to Lessee or Lessee’s subleases in connection with any
development, construction, renovations, improvements, maintenance, operation, or repairs on the
Property by Lessee or any contractors, subcontractors, builders, agents, employees, licensees, or
invitees. Lessee shall cause such Liens to be fully discharged within thirty (30) calendar days after
the date of filing thereof.
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However, Lessee shall not be deemed to be in breach of this requirement if: Lessee (1) disputes,
in good faith, the validity or amount of any such Liens; (2) provides the Department with such
security as the Department may reasonably require to insure payment of any such Liens to prevent
any sale, foreclosure, forfeiture, or any other action against all or a portion of the Property, by
reason of such nonpayment; (3) diligently pursues a resolution of such dispute with continuity;
and (4) discharges any such Liens within thirty (30) calendar days after the date such judgment is
rendered or filed.

ARTICLE 11 - OCCUPANCY AND MAINTENANCE PROVISIONS

A. Subject to the terms and conditions of this Lease, including Article 2.C, Lessee at its own
expense, shall at all times protect, preserve, maintain, and repair the Property and Facility, and
shall keep same in good order and condition. All grounds, sidewalks, lawns, shrubbery, and
structures, both interior and exterior, shall be maintained to a standard that is comparable to and
consistent with the maintenance provided for the surrounding VA facilities and property. Lessee
shall at all times exercise due diligence in the protection of the Property against damage or
destruction by fire or other causes. The Facility shall at all times be maintained in a tenantable,
safe, and sanitary condition.

B. In accordance with Article 11.A above, Lessee shall: (1) maintain all equipment and
systems to provide reliable services without unusual interruption, disturbing noises, exposure to
fire and safety hazards, and without emissions of dirt; (2) ensure that all maintenance work is
performed in accordance with applicable codes, and display inspection certificates as appropriate;
(3) provide labor, materials, and supervision to adequately maintain the Facility’s structure, roof,
interior and exterior walls, windows, doors, and any other necessary building appurtenances to
provide watertight integrity, structural soundness, acceptable appearance, and continuing usability;
(4) make all capital repairs, alterations, and replacements as necessary to maintain the usable
condition of Property and Facility throughout the Term; and (5) notify and obtain written approval
from the DVR at least thirty (30) calendar days prior to commencing any “significant non-
emergency repair”’ on the Property (e.g., any repair that individually or in the aggregate would
exceed $150,000 escalating at 3% per annum starting in the second full year of operations; and
notify the DVR at least ten (10) business days prior to commencing any “significant non-
emergency repair” on the Property that would exceed $50,000 escalating at 3% per annum starting
in the second full year of operations. Any and all contemplated “significant non-emergency repair”
exceeding $150,000 escalating at 3% per annum starting in the second full year of operations, shall
be considered construction as covered by Article 10 of this Lease, and thus will be subject to the
requirements of such Article 10.

C. The Department reserves the right to unilaterally amend any provisions of the Operations
and Maintenance Plan (Exhibit “E”") which it reasonably deems to be in violation of 38 U.S.C. §
8161, et seq. In the event that the Department intends to unilaterally amend provisions of the
Operations and Maintenance Plan, the Department shall provide Lessee, Tax Credit Investor, and
Leasehold Mortgagee with prompt advance written notice and if appropriate, as much time as is
necessary to implement the operational and/or maintenance changes required by VA’s amendment.
In the event that Lessee, Tax Credit Investor, or Leasehold Mortgagee objects to the proposed
unilateral amendment, the Department will work with Lessee to attempt to find a mutually
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acceptable resolution to the concerns raised by Lessee, Tax Credit Investor and/or Leasehold
Mortgagee, provided however, no such changes shall terminate or materially reduce access to the
Property or change the use of the Property. Upon the Department’s final acceptance, subsequent
changes to such Operations and Maintenance Plan shall only be made by a written modification
approved and executed by both the Department, and Lessee or its assignee pursuant to Article 19
of this Lease.

ARTICLE 12 - FUNDED MAINTENANCE ACCOUNT

A. Funded Maintenance Account. Subject to Article 12(F) below, commencing on the first
day of “Lease Up,” Lessee shall establish and maintain a Funded Maintenance Account in an
interest-bearing account in a financial institution approved by the Department. The Funded
Maintenance Account shall be funded to the amount of $250 per each Facility unit located on the
Property, escalating at 3% per annum starting in the second full year of operations. The financial
institution holding such account shall include the Department as a recipient of all account
statements.

B. Purpose of the Account. The funds of the Funded Maintenance Account shall be
available for use by Lessee only for non-routine, capital repairs and replacements (including
without limitation, roofing, HVAC systems, elevators, security, and fire safety systems) to the
Facility and any other Improvements duly located on the Property that are made available for use
and occupancy.

C. Conditions for Withdrawing Funds From the Account. Prior to withdrawing any funds
of the Funded Maintenance Account, Lessee shall: (1) per Article 6.B.14, provide VA with a copy
of the Certificate of Substantial Completion pertinent to the Facility (and/or any other facility or
Improvement(s) located on the Property) for which such funds are to be used; (2) provide the DVR
with not less than ten (10) business days advance written notice of a proposed withdrawal along
with detailed, written receipts identifying the costs for and types of “non-routine, capital repairs
and replacement activities for which Lessee i1s seeking to withdraw funds out of the Funded
Maintenance Account. Lastly, within ten (10) business days of VA’s written request, Lessee shall
provide VA with written, detailed receipts of the contractor(s) that are paid from funds of the
Funded Maintenance Account.

D. Prohibition on Using the Funded Maintenance Account for Collateral Purposes or to
Limit Lessee Obligations. Lessee shall use the funds in the Funded Maintenance Account as
described in Article 12.B and for no other purpose, and agrees, that it shall not pledge or use any
monies therein as collateral. In addition, the establishment of the Funded Maintenance Account
or its use does not in any manner limit Lessee’s responsibilities under this Lease and Lessee
remains responsible for any costs in excess of the Funded Maintenance Account.

E. Close Out of the Funded Maintenance Account. Within thirty (30) calendar days
following the expiration or termination of the Term, Lessee and the Department shall retain an
architect mutually acceptable to the Parties (the “Architect™) to inspect the Facility, and any other
improvements on the Property that are made available for use and occupancy. The Architect shall
prepare a report based upon the physical inspection of each such Improvement, within which it
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shall identify any damaged items that pursuant to this Article and in the ordinary course of
business, should be repaired or replaced using proceeds from the Funded Maintenance Account.
Within thirty (30) calendar days following the issuance of the inspection report, at VA’s discretion
either: (1) VA will receive a distribution of funds from the Funded Maintenance Account equal
to the cost of repairing or replacing the items identified in the inspection report, or (2) Lessee shall
after VA’s prior consultation as to the selection(s), hire one or more contractors to repair and
correct such damaged items and remit the necessary funds in the Funded Maintenance Account to
compensate each contractor for its work performed. Upon the earlier completion of either event
described in Clauses (1) and (2) of this Paragraph E, the balance of the funds in the Funded
Maintenance Account, with VA’s cooperation as may be necessary, will be disbursed by the
financial institution to the Lessee. For purposes of this Paragraph E only, notwithstanding the
inspection report results, Lessee shall not be liable to the Department for any amount in excess of
the amount of funds then existing in the Funded Maintenance Account.

F. Replacement Reserve Account. In lieu of the requirement for Lessee to maintain a
Funded Maintenance Account as described in Article 12.A above, Lessee may after providing not
less than thirty (30) calendar days prior written notice to VA, maintain a Replacement Reserve
Account as required by the Leasehold Mortgagee and Tax Credit Investor, subject to the condition
that no such funds can be used for purposes other than towards the Project as described in this
Article 12, except and to the extent that VA first provides its prior written consent to the Lessee,
and Tax Credit Investor, and Leasehold Mortgagee at VA’s reasonable discretion. Lessee shall
make payments into such Replacement Reserve Account in the amount $250 per each Facility unit
per annum, escalating at 3% per annum starting in the second full year of operations, which shall
commence on the Lease-Up Date. Such Replacement Reserve Account shall in all respects comply
with the requirements of Paragraphs (B) through (E) of this Article 12. Lessee shall provide the
Department an update and summary of the Replacement Reserve Account as received from the
Leasehold Mortgagee controlling such account. In the event that such Replacement Reserve
Account shall be suspended or terminate for any reason, Lessee shall be required to immediately
fund and maintain a Funded Maintenance Account as described in this Article 12.

ARTICLE 13 - INDEMNIFICATION BY LESSEE,
GOVERNMENT NON-LIABILITY

A. Except for damages or injuries resulting or arising from the acts of its officers, agents or
its employees properly cognizable under the Federal Tort Claims Act (28 U.S.C. §§ 2671-2680),
as it may be amended, neither the United States nor the Department shall be responsible for
damages to the Property or for injuries to persons that may arise on the Property exclusive of those
areas under the exclusive and direct control of the Department.

B. Lessee, to the extent such is consistent with applicable Federal and State laws, policies and
regulations, agrees to indemnify, save, hold harmless, and defend the United States and the
Department and its respective officers, agents and employees, from and against all claims, actions,
demands, losses, damages, liabilities, judgments, costs, and attorneys’ fees, arising out of, claimed
on account of, or in any manner predicated upon: (1) personal injury, death or property damage
resulting from, related to, caused by or arising out of the construction (or defective construction),
possession, and/or use of the Property by Lessee or its contractors, subcontractors, builders,
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sublessees, agents, employees, licensees, or invitees; or (2) any activities, omissions, or Services
furnished by Lessee or any contractors, subcontractors, builders, sublessees, agents, employees,
licensees, or invitees undertaking any activities on the Property or that relate to the Project, which
fail to comply with the terms, conditions, reservations, restrictions, and requirements of this Lease
and pertinent documents referenced herein. Such indemnity, save, hold harmless, and defend
obligations of the Lessee in this Clause B shall not extend to those acts or omissions for which the
Department is liable under the Federal Tort Claims Act (28 U.S.C. §§ 2671-2680), as discussed in
Clause A above.

C. The Department shall promptly notify Lessee of the existence of any claim, action,
demand, or other matter to which Lessee’s indemnification obligations to VA would apply, and
shall give Lessee a reasonable opportunity to defend the same at its own expense and with counsel
of its selection; provided that, the Department (including the United States) shall at all times also
have the right to fully participate in the defense at its own expense. The Department shall
cooperate with Lessee to the extent reasonably necessary in any such defense. If Lessee shall,
within a reasonable time after notice to Lessee, fail to defend, the Department shall have the right,
but not the obligation, to undertake the defense of, and (while exercising reasonable business
judgment in its discretion) to compromise or settle the claim or other matter on behalf, for the
account, and at the risk, of Lessee. If the claim is one that cannot by its nature be defended solely
by Lessee, then the Department shall make available all information and assistance that Lessee
may reasonably request (in VA’s discretion).

D. NOTHING IN THIS LEASE SHALL BE DEEMED TO WAIVE OR IMPAIR THE
IMMUNITIES OR LIMITATIONS OF LIABILITY OF LESSEE OR THE
DEPARTMENT AS TO THIRD PARTIES, DIRECTLY OR INDIRECTLY, AND
NOTHING IN THIS LEASE SHALL BE DEEMED TO PROVIDE A RIGHT OF ACTION
IN FAVOR OF A THIRD PARTY AGAINST THE DEPARTMENT OR AGAINST
LESSEE WHICH WOULD NOT OTHERWISE EXIST.

ARTICLE 14 - RISK OF LOSS AND INSURANCE

A. All Risk: During the Term, Lessee shall, in any event and without prejudice to any other
rights of the Department, bear all risk of loss or damage to the Property arising from any causes
whatsoever with or without fault, including but not limited to, fire; lightning; storm; tempest;
explosion; impact; aircraft; vehicles; smoke; riot; civil commotion; bursting or overflowing of
water tanks, apparatus or pipes; loss or damage by explosion of steam boilers, pressure vessels and
similar apparatus now or hereafter installed; flood; labor disturbances; earthquake; malicious
damage; or any other casualty or act of God to the fullest extent permitted by law. Lessee, and to
the extent that this Lease is conveyed, transferred, assigned or sub-leased, shall maintain, at its
own expense, an “All Risk™ insurance policy against the risks enumerated in Article 14.B below
with a reputable insurance company of recognized responsibility. Such insurance shall be
maintained at all times in an amount as specified in this Article. Provided always, however, that
Lessee shall bear all risk of loss of or damage to such property for the entire Term for any work or
other responsibilities required to be performed under the provisions of this Lease, except as
otherwise provided for by the Federal Tort Claims Act (28 U.S.C. §§ 2671-2680).
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In addition, Lessee shall maintain at its sole expense, all that insurance further required in
accordance with this Article. Maintenance of insurance required in accordance with this Article
must include acts resulting from the willful misconduct, lack of good faith, or negligence of Lessee
or any of its officers, agents, servants, employees, subtenants, licensees or invitees or by any failure
on the part of Lessee to fully perform its obligations under this Lease. Maintenance of insurance
required in accordance with this Article shall effect no limitation on Lessee’s liability with respect
to any loss or damage resulting from the willful misconduct, lack of good faith, or negligence of
Lessee or any of its officers, agents, servants, employees, subtenants, licensees, or invitees or by
any failure on the part of Lessee to fully perform its obligations under the Lease.

In addition to any insurance requirements contained in this Lease, Lessee shall comply, at all times,
with the insurance requirements of Tax Credit Investor and Leasehold Mortgagee.

B. Insurance:

1. The Lessee’s Insurance: Lessee, at its expense from Project funds, shall carry and
maintain with regard to the Property, the following insurance during the Term:

a. All-risk property and casualty insurance against the risks enumerated in Section
“A” of this Article in an amount at all times equal to at least 100% of the full replacement
value of the Improvements to the Property, to include the Facility;

b. Public liability and property damage insurance, including but not limited to,
insurance against assumed or contractual liability under this Lease, with respect to the
Property as specified above, to afford protection with limits of liability in amounts
approved from time to time by the Department, but not less than $1,000,000.00 in the event
of bodily injury and death to any number of persons in any one accident, and not less than
$1,000,000.00 for property damage;

c. Workers’ compensation or similar insurance in form and amounts required by law;

d. All other types of insurance imposed by applicable legal requirements or
customarily carried and maintained by owners and operators of similar properties, and as
the Department may reasonably require upon written notice to Lessee for its protection;

€. All amounts of insurance required by this Article shall be adjusted annually, to
reflect increases in 100% of the full replacement value of the Property. Lessee agrees that
it will not subrogate to its insurance carrier any right or action that it has or may have
against the Department for any loss covered by insurance, nor will Lessee, if it is suffering
(or about to suffer) such loss, prosecute any suit against the Department by reason of such
loss for which it is covered by insurance. Lessee agrees to notify its insurance carrier(s) of
the provisions of this Article.

2. The Lessee’s Contractor’s Insurance: During the Term, Lessee shall require any
contractor performing work on the Property to carry and maintain at no expense to the Department
the following insurance:
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a. Comprehensive general liability insurance, including but not limited to,
contractor’s liability coverage and contractual liability coverage of at least $1,000,000.00
with respect to personal injury or death, and one million dollars ($1,000,000.00) with
respect to property damage;

b. Workers’ compensation or similar insurance in form and amounts required by law;
and
c. Any other insurance as the Department may reasonably require in order to protect

itself and its personnel in the discharge of its duties and obligations hereunder.

Lessee and/or Lessee's contractors shall be obligated to correct any damage caused by or
attributable to such contractor or subcontractors for the work or materials performed by or on
behalf of Lessee.

3. Policy Provisions:  All insurance, which this Lease requires Lessee to carry and
maintain or cause to be carried or maintained pursuant to this Section B shall be in such forms, for
such amounts, for such periods of time, and with such insurers as the Secretary shall approve. All
policies or certificates issued by the respective insurers for public liability and all-risk property
insurance will name the Department and Lessee as insured or joint loss payees as their respective
interests appear, shall provide that any losses shall be payable notwithstanding any act or failure
to act or negligence of Lessee or the Department or any other person, and provide that no
cancellation, reduction in amount, or material change in coverage thereof shall be effective until
at least thirty (30) calendar days after receipt of notice by the Department in all such instances. In
no circumstance will Lessee be entitled to assign to any third-party rights of action that Lessee
may have against the Department. Further, each such policy shall provide that the insurer shall
furnish written notice to the Department thirty (30) calendar days in advance of the effective dates
of any reduction or cancellation of such policies.

4. Delivery of Policies: Lessee shall deliver promptly to the Department a certificate of
insurance or a certified copy of each policy of insurance required by this Lease and shall also
deliver no later than thirty (30) calendar days prior to the expiration of any such policy, a certificate
of insurance or a certified copy of each renewal policy covering the same risks, together with
appropriate evidence of payment of the premiums.

C. Loss or Damage:

I. In the event that the Property or any part thereof, is damaged by fire or by other casualty,
whether or not such casualty is the fault of, or results from negligence of Lessee, other than the
results of negligence of Department personnel cognizable under the Federal Tort Claims Act (28
U.S.C. §§ 2671-2680), Lessee shall: (a) within thirty (30) calendar days of such damage file an
insurance claim seeking sufficient proceeds to cover such damage; and (b) within one hundred
eighty (180) calendar days of receiving such proceeds, commencing repair, restoration, or
rebuilding of the Property to its original condition (as evidenced by receipt of a building permit
for such repair, restoration or rebuilding) by applying all such monies towards that result. Any
repairs or reconstruction shall be performed in accordance with plans and specifications approved
by the Department (which approval the Department shall not unreasonably withhold, condition or
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delay provided that the plans and specifications are substantially similar to the plans and
specifications for the Improvements as originally constructed by Lessee), provided that if the
repairs or reconstruction diligently pursued cannot be reasonably commenced within one hundred
twenty (120) calendar days, Lessee shall have such time as is reasonably required and agreed to
by the parties to complete, as applicable, the repair or construction.

2. If Lessee refuses, or fails to repair, restore, rebuild, or demolish the Property or any part
thereof so damaged or destroyed, to the satisfaction of the Department in accordance with Article
14.C.1 above, the Department may terminate this Lease by providing written notification to
Lessee. In such event, title to the Facility and any other improvements placed on the Property shall
vest in the Department without notice or further action being required on the Department’s part,
and the Department may undertake the repair, restoration, rebuilding, or demolishing of the
Facility and any other Improvements placed on the property or the damaged or destroyed portion
thereof, and may complete it, by contract or otherwise, and may take possession of and use any
materials on the work site necessary for completing the work. Lessee and its sureties shall be
liable for any damages or costs incurred by the Department to repair, restore, rebuild, or demolish
the Facility and any other Improvements placed on the Property, or the damaged or destroyed
portion thereof. This liability includes costs incurred by the Department in completing the work.

D. Effect of Condemnation.  If all or a substantial portion of the Lessee’s right, title, and
interest hereunder shall be condemned, appropriated, or taken under the power of eminent domain
by a taking authority, or conveyed in lieu of condemnation (each such event shall hereinafter be
referred to as a “Taking”), and if, in Lessee’s reasonable judgment, the remainder of the Property
1s not sufficient to permit Lessee to operate the Property under this Lease in a manner that is
economically viable and Lessee so notifies the Department in writing, then the Term shall
terminate at the time title to the Property vests in the Federal Government or other taking authority
(hereafter referred to individually or collectively if applicable as the “Taking Authority”) via the
Taking; provided, however, that Lessee’s rights under this Section shall be subject to the rights of
the holder of any Leasehold Mortgage. Any award monies paid or payable by the taking authority
in connection with the Taking shall be payable to Lessee and/or to the Leasechold Mortgagee, as
their interests appear, but such monies shall be subject to any appropriate offset(s) if applicable
law so allows and the Lessee is determined to owe outstanding monies to the Taking Authority in
connection with this Lease, any other Government contract(s), or any other contracts or legal
obligations with such Taking Authority.

ARTICLE 15 - DELIVERY, RESTORATION, AND SURRENDER

A. Delivery of the Property to Lessee. Upon the Effective Date, the Department shall deliver
physical possession of the Property to Lessee, free and clear of any tenancy or occupancy by third
parties, except as permitted in Article 5 above.

B. Reversion of Leasehold Title and Vesting of Improvements. Upon the expiration or
termination of this Lease, all right, title and interest of Lessee (and anyone claiming by, under, or
through Lessee) in and to the Property, Improvements, and all machinery, equipment, fixtures, and
personal property attached or used in connection with the Property, whether or not the same
become fixtures, shall immediately revert to and/or vest in the Department without compensation
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therefor, and without any further action by the Parties. However, should any further action be
necessary to accomplish such reversion and vesting, Lessee agrees to cooperate with VA and take
all actions reasonably necessary to accomplish the same. No claim for damages against VA or its
officers or agents shall be created or made on account of such expiration or termination of this
Lease.

C. Surrender of the Property by Lessee. Lessee shall at its sole cost and expense and on or
before the expiration or earlier termination of this Lease, vacate and deliver physical possession
of the Property, together with the Improvements located thereon, to the Department. At that time,
the Property shall be in good order, condition and repair, normal wear and tear excepted, and free
and clear of any tenancy or occupancy by third persons and/or sublessees, Sublessees, and Space
Tenants. If Lessee shall fail, refuse, or neglect to vacate the Property and remove its and its
Subtenant’s personal property, then upon expiration or termination of this Lease, such personal
property shall be considered abandoned and, at the option of the Department, either become the
property of VA without compensation therefor, or the Department may cause it to be removed
and/or destroyed at the expense of Lessee, and no claim for damages against the Department, its
officers, or agents shall be created or made by or on account of such removal and/or destruction.

ARTICLE 16 - ENVIRONMENTAL PROVISIONS

A. To the extent the Comprehensive Environmental Response, Compensation and Liability Act,
as amended, 42 U.S.C. §§ 9601-9675 (“CERCLA”), the Resource Conservation Recovery Act, as
amended, 42 USC 6901, et seq. (“RCRA”), or other applicable environmental law properly
imposes liability, loss, expense, damage, or cost upon VA for any matter relating to any hazardous
material or otherwise of an environmental nature on or affecting the Property due to (1) the United
States’ status as Federal owner of the Property, (2) acts of VA and/or former owners on or affecting
the Property, or (3) acts or omissions of government contractors on or affecting Property that
occurred while VA had jurisdiction and control of the Property, VA shall indemnify Lessee, its
directors, partners, officers, trustees, members, employees, agents, successors, and assigns
(“Indemnitees™) for any liability, loss, expense, damage, or cost incurred or suffered by the
Indemnitees and arising from any of the foregoing acts set forth in Clauses (1), (2), and/or (3) and
properly assessable against VA under CERCLA, RCRA, or other applicable environmental law.
Lessee shall immediately notify VA upon receipt of any notices, claims, or other information that
identifies any environmental problems on or related to the Property which may require Lessee
and/or VA action and/or expenditure of funds.

Consistent with the Anti-Deficiency Act (codified as amended in 31 U.S.C. 1341, 1342, 1351, and
1517), the payments of VA with respect to this indemnification shall not exceed appropriations
available to VA which can be lawfully expended for such purposes at the time of the claim; and
nothing in this Lease may be construed as implying that Congress will at a later date appropriate
funds to meet any deficiencies.

B. Notwithstanding Article 16.A above, to the extent Comprehensive Environmental
Response, Compensation and Liability Act, as amended (“CERCLA”), the Resource Conservation
Recovery Act, as amended (“RCRA”), or other applicable environmental law properly imposes
liability, loss, expense, or damage, or cost upon VA for any matter relating to any hazardous
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material or otherwise of an environmental nature on or affecting the Property due to acts of Lessee,
its contractors, builders, sublessees, agents, employees, and/or licensees relating to the Project,
including any environmental remediation, which occur after the Effective Date, Lessee shall
indemnify VA for any liability, loss, expense, damage, or cost incurred or suffered by VA and
properly assessable against Lessee under CERCLA, RCRA, or other applicable environmental
law. Lessee shall immediately notify VA upon receipt of any notices, claims, or other information
that identifies any environmental problems on or related to the Property which may require Lessee
and/or VA action and/or expenditure of funds.

C. In accordance with Article 16.B above, if and to the extent that VA during the Term is held,
by a final decision of the highest court or other adjudicative body of competent jurisdiction to
which the matter has been presented, liable for costs and/or damages associated with the improper
treatment, disposal, and/or release of one or more “Hazardous Substances” (as defined in Article
34 below) on or affecting the Property, VA at its sole and absolute discretion, may seek to initiate
good-faith discussions and negotiations with Lessee, for Lessee on VA’s behalf and upon the
Parties’ consummation of a separate written agreement, to undertake and complete any and all
required environmental remediation and abatement activities in accordance with all applicable
Federal, State, and local law.

D. Should additional environmental studies under the National Environmental Policy Act, 42
U.S.C §§ 4321-4370d, as amended (“NEPA”), CERCLA, or other applicable environmental law
become necessary during the Term due to proposed development activities beyond the scope of
the Project development as reflected in the Design Plans and Development Plans referenced in
Article 10.A, then unless the Parties otherwise agree in writing, the fees, costs, and expenses
necessary to perform such studies shall be the sole responsibility of Lessee.

ARTICLE 17 - BONDS OF SECURITY

Not less than thirty (30) calendar days prior to undertaking any renovation or construction, Lessee
shall furnish evidence of a “Payment and Performance Bond” between Lessee and the construction
contractor, with a sum equal to one hundred percent (100%) of Lessee’s total costs of construction,
development, and renovation. The bond of any surety company holding a certificate of authority
from the Secretary of the Treasury as an acceptable surety of Federal bonds will be accepted. The
United States of America, acting through the Secretary, shall be named as dual obligee on each
“Payment and Performance Bond” (including subcontract bonds) obtained by Lessee. The
Department shall have the right to approve or reject any and all terms and conditions of any and
all bonds obtained by Lessee pursuant to this Lease, provided however the Department agrees that
Leasehold Mortgagees may be dual obliges on each Payment and Performance Bond. In addition,
the terms and conditions of each “Payment and Performance Bond” shall be subject to the prior
approval of the Department.

ARTICLE 18 - NOTICES

A. All notices, or other correspondence required under or arising from the terms of this Lease
from the Department to Lessee shall be served on or mailed to Lessee’s designated representative,
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who shall notify the DVR in writing of any change in Lessee’s designated representative, and/or
the address or office to be notified. All notices or other correspondence required or arising from
the terms of this Lease from Lessee to the Department shall be served on or mailed to the DVR
who shall notify Lessee’s designated representative in writing of any change in the DVR, and/or
the address or office to be notified.

B. All notices, reviews, approvals and other communications required or permitted under this
Lease shall be in writing and will only be deemed properly given and received (1) when actually
given and received, if delivered in person to a party who acknowledges receipt in writing; or (2)
one (1) business day after deposit with a private courier or overnight delivery service, if such
courier or service obtains a written acknowledgment of receipt; or (3) three (3) business days after
deposit in the United States mails, certified or registered mail with return receipt requested and
postage prepaid; it being understood and agreed that the period for any approval to be given
hereunder shall run from the party’s receipt of the documentation required for such approval as
described herein with a formal written request for such approval shown thereon. The designated
representatives shall be:

Department: Department of Veterans Affairs
Office of Asset Enterprise Management (044)
810 Vermont Avenue, N.W.
Washington, D.C. 20420
Phone: (202) 632-7092
Attn: DVR

With copies to: Department of Veterans Affairs
West Los Angeles Medical Center
11301 Wilshire Blvd.
Los Angeles, CA 90073
Phone: (310) 268-3132
Attn: Greater Los Angeles Healthcare System Director

Department of Veterans Affairs
Office of General Counsel (025A)
810 Vermont Avenue, N.W.
Washington, D.C. 20420

Phone: (202) 461-7612

Fax: (202) 273-9384

Attn: Chief Counsel (EU Leasing)

Lessee: VA Building 207 LP
11811 San Vicente Blvd
Los Angeles, CA 90049
Attn: President
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With Copies To Leasehold Mortgagees and Tax Credit Investor:

With Copies To:

Wells Fargo Affordable Housing Community Development
Corporation

MAC D1053-170

301 South College Street, 17™ Floor

Charlotte, NC 28288

Attn: Director of Tax Credit Asset Management

Los Angeles County Development Authority
700 West Main Street

Alhambra, CA 91801

Attn: Executive Director

Fax No. (626) 943-3816

Los Angeles County Development Authority

700 West Main Street

Alhambra, CA 91801

Attn: Director of Housing Investment and Finance
Fax No. (626) 943-3816

City of Los Angeles

Housing and Community Investment Department

P.O. Box #532729

Los Angeles, CA 90053-2729

Attention: Portfolio Management Unit (HIMS# 19-126546)
CC: Director of Finance and Development Division

Wells Fargo Bank, National Association
301 S. College Street, MAC D1053-170
Charlotte, North Carolina 28288

Attention: Manager, CLI Deal Management

Wells Fargo Bank, National Association
Community Lending and Investment
MAC #E2064-092

333 S. Grand Avenue, 7th Floor

Los Angeles, California 90071
Attention: Christian M. von Merkatz
Loan No. 1019790

California Community Reinvestment Corporation
100 West Broadway, Suite 1000

Glendale, California 91210

Attention: President
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ARTICLE 19 - ASSIGNMENT AND SUBLETTING

A. The Lease Is Binding Upon Lessee’s Successors _and Assigns. Subject to and in
accordance with Article 19.F below, Lessee hereby agrees that all of the covenants, conditions,
obligations and liabilities contained in this Lease shall be binding upon and inure to the benefit of
any successors and assigns of Lessee (including, without limitation, a Leasehold Mortgagee or a
purchaser/assignee in foreclosure, but only during or arising from the period of their respective
possession or ownership of the Property) to the same extent as if the successors and assigns were
in each case named as a party to this Lease.

B. Subject to the provisions of Article 20 and except as set forth in Section D of this Article 19,
Lessee may not sell, convey, transfer or assign this Lease or any interest therein, or in the Property,
or grant an interest, privilege or license in connection with this Lease, without the prior written
consent of the Department, which consent shall not be unreasonably or arbitrarily withheld or
delayed, so long as the Department determines that the assignment or sale is not inconsistent with
the terms and conditions of this Lease and that such assignee or purchaser is a responsible party
(“Responsibility Determination™); or (ii) transfers of Lessee’s interests regarding this Lease by
foreclosure of Leasehold Mortgages by or for the benefit of Leasehold Mortgagees, as well as
assignments by Lessee in lieu of foreclosure of a Leasehold Mortgage, which may occur without
the consent or approval of the Department. Factors to be considered by the Department in making
a Responsibility Determination include, but are not limited to, a determination that the proposed
successor or assignee: (1) expressly agrees to at all times use the Property in accordance with the
terms and conditions of the Lease; (2) has provided the Department with the certification described
in Article 19.F; (3) expressly agrees and understands that the proposed assignment or sale is subject
to the rights, title and interests of the United States and VA under the Lease; (4) is a Qualified
Party, and a responsible party as more fully described in Article 20.F.1, (5) has an adequate record
of successfully operating and maintaining prior projects similar to that of the Project; and (6) has
an adequate financial history and profile (net worth, cash flow, and credit support) to successfully
meet the financial commitments of the Project and the Lease’s terms and conditions.
Notwithstanding anything to the contrary contained in this Lease, the Department agrees that the
following are permitted transfers and assignments under this Lease and do not require the consent
of the Department:

1. Transfers of the limited partnership interest of Lessee to another Qualified Party; and

2. The temporary admission of Tax Credit Investor or its affiliate as a general partner of
Lessee, provided that Tax Credit Investor or its affiliate is a Qualified Party at the time of transfer
and that such transfer is for a period less than one hundred and eighty (180) days, unless the
Department has agreed in writing to an extended period of time.

Within ten (10) days of any such permitted transfer, Lessee shall provide written notice to
the Department.

C. When making any Responsibility Determination, the Department shall have fifteen (15)
business days following written notice from Lessee to object to the proposed assignee or transferee.
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In the event that the Department based on the criteria in Section B above “rejects” the proposed
assignee or transferee, the Department shall disclose the nature and scope of the conflict to Lessee
and shall provide Lessee fifteen (15) business days thereafter within which to provide additional
information and request in writing that the Department reconsider its determination. The
Department, under reconsideration, may grant or deny approval of the proposed assignee or
transferee in accordance with the “factors™ identified in items (1) through (7) of Section B above,
and shall so notify Lessee of its determination in writing within fifteen (15) business days of the
reconsideration request. Alternatively, if the Department fails to object within said fifteen (15)
business day period, it shall be deemed to have waived any objection. However, if upon
reconsideration, the Department continues to object based upon the aforementioned “factors,” and
timely advises Lessee of the same, the Parties will continue working together in good faith to
resolve the issue(s), subject to the Parties’ rights in Article 25 below.

D. Notwithstanding Articles 19.B and C, but subject to Article 7, the subleasing of any part
of the Facility, and any other Improvements located on the Property and made available for use
and occupancy, is freely permitted without the prior consent of the Department, provided that in
the case of a sublease (or other agreement), any such sublease, whether to a Sublessee or to a tenant
other than a natural person residing in any of the aforementioned improvements (a “Space
Tenant™), Lessee shall notify the Department in writing of the name, and address of such Space
Tenant and the nature of its business; identify the property and premises being subleased; and
notify VA in writing that to the best of Lessee’s knowledge and belief: (1) the proposed sublease
to the Space Tenant does not violate any terms, covenants or conditions of this Lease; (2) based
upon Lessee’s internet website search of https://www.sam.gov/portal/public/SAM/ (as said
website and/or its underlying list may change or be updated from time to time) within the
immediately preceding thirty (30) calendar days, the prospective Space Tenant or any persons
within the corporate or business structure of such entity is a Qualified Party; and (3) based upon
Lessee’s internet website search of http://www.state.gov/j/ct/rls/crt/ (as said website and/or its
underlying list may change or be updated from time to time) within the past thirty (30) calendar
days, the prospective Space Tenant does not appear in the latest edition of the publication entitled
“Country Reports on Terrorism.”

E. The Department agrees that during the Term and subject to the terms and conditions of this
Lease, any approved assignee or transferee shall have the right to attorn to the Department, and
the Department will accept such attornment and not disturb the occupancy or rights of such
assignee or transferee pursuant to its transfer, assignment, grant, purchase, or sublease agreement
with Lessee. The Department agrees to execute any non-disturbance agreement as may be
reasonably requested by Subtenant, and which the Department reasonably finds to be reasonable,
to memorialize and effectuate the provisions of this Article.

F. Any succession or assignment permitted and carried out pursuant to this Article is
contingent upon the execution of a written certification by the proposed assignee or transferee
stating that such entity agrees to comply with all terms, covenants, obligations and liabilities
contained in this Lease. The assignee or transferee shall be deemed to have assumed all of the
obligations of Lessee under this Lease, but such shall not relieve Lessee of any of its obligations
under this Lease as provided in Section A above, except upon the express release therefrom, if
any, by VA in its sole and absolute discretion.
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G. For any Sublease that Lessee grants in accordance with this Lease, the Lessee agrees to
ensure that each underlying Sublease expressly stipulates that: (1) the Sublease shall at all times
be subject and subordinate to the Lease, VA’s rights and remedies contained therein, and to any
amendments thereto; and (2) VA shall have the right but not the obligation to enforce Sublessee
compliance with the provisions of the Sublease, in the event and to the extent Lessee fails to do
so. Any Sublessee breach or violation of any provision of the Lease shall constitute a Lessee Event
of Default under the Lease.

ARTICLE 20 - ENCUMBRANCE OF THE PROPERTY

A. Prohibition Against Encumbrance of the Property:

I. Nothing contained in this Lease authorizes Lessee to encumber in any manner, during the
Term, the United States’ (i.e., the Department’s) fee interest in the Property. Such fee interest in
the Property may not be subordinated or otherwise made subject to any deed of trust, mortgage, or
other lien, or other encumbrance granted, suffered, or permitted by Lessee.

2. Lessee covenants that it shall not create or cause to be created a mortgage, lien, or other
encumbrance to be placed upon the Property, other than such mortgage, lien, or encumbrance to
be placed on Lessee’s leasehold interest therein pursuant to Section B of this Article, or as
otherwise permitted pursuant to the terms of this Lease. Subject to Lessee’s rights in Article
20.A.3 below, the creation of any mortgage, lien, or encumbrance, other than permitted by
Paragraph B of this Article, shall be deemed a Lessee Event of Default on the date of its execution
of filing of record in accordance with the provisions of Articles 22 and 23 of this Lease.

3. Lessee may in good faith and at Lessee’s own expense contest the validity of any asserted
lien, claim, or demand not permitted under this Article; provided Lessee has furnished a bond or
cash deposit freeing the Property from the effect of such a lien claim, and provided the Department
with written evidence thereof. If such lien is not promptly discharged by Lessee: (1) within thirty
(30) calendar days after a judgment is rendered following any unsuccessful challenge of Lessee as
to the validity of the asserted lien or (2) if no such challenge is made, within such thirty (30)
calendar days after Lessee receives a written request from VA to discharge or free the Property
from the effect of such a lien, the Department may, but shall not be obligated to, discharge such
lien. Any amount so paid by the Department for any such purpose, with interest thereon at the
prevailing rate of interest for “90-day U.S. Treasury Bills” or its successor from the date of any
such payment, shall be repaid by Lessee to the Department not later than thirty (30) calendar days
following Lessee’s receipt of written notice from the Department.

B. Encumbering Lessee’s Leasehold Interest:

I. Lessee may encumber the Property to the extent necessary to provide financing for the
costs of development, construction, renovation, operation, and maintenance of the Property as
specified in this Lease, including, but not limited to, the recording against the leasehold interest of
any required Regulatory Agreement, Land Use Restriction Agreement, Extended-Use Agreement
or Restrictive Covenant associated with such financing or low-income housing tax credits
(collective, “Affordable Restrictions™), but only so long as any such instrument expressly states
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that it is subject to this Lease. At the time required by California Tax Credit Allocation Committee
(“TCAC”), Department and Lessee agree to execute and record the Lease Rider Agreement in the
form attached hereto as Exhibit “H”. Any loan involving a security interest in the leasehold may
not be closed until the Department has verified, or such verification is deemed to have been
provided in accordance with this Section, that the following conditions are satisfied:

(a) The proposed loan does not subordinate the Department’s underlying fee interest in
the Real Property;

(b) Except as provided by the Department, the proposed loan does not modify the
Department’s rights, interests, remedies, or liabilities under the Lease;

() The proposed loan does not contain any provision of Department financing or any
explicit Department guarantee of third-party financing through direct or indirect guarantees of the
Project, such as a “full faith and credit” guarantee of debt repayment by the Department, implicit
guarantee through repayments sourced from Federal funds, or other actions that remove a
substantial amount of the investor’s risk through Department commitment; and

(d) The proposed loan is being provided by a Qualified Party.

If, within ten (10) business days of receipt of any such proposed loan involving a security interest
in the leasehold (including any subsequent amendments or modifications thereto), the Department
does not send a written notice to Lessee identifying that one or more of the above conditions was
not satisfied, the Department shall be deemed to have verified that the above conditions have been
satisfied.

2. Promptly after assigning this Lease or encumbering the Property as provided herein (i.e.,
Article 20.A.1 and 20.A.2 above), Lessee shall furnish the Department a true and verified copy of
any leasehold mortgage (“Leasehold Mortgage”) and other documents creating or securing the
indebtedness thereby secured, and written notice setting forth the name and business address of
the Leasehold Mortgagee (“Leasehold Mortgagee™) or Tax Credit Investor. During the Term,
Lessee also shall provide the Department with a copy of any amendments or modifications to the
Leasehold Mortgage (and any other documents creating or securing the indebtedness), and written
notice of any changes to the name and/or business address of the Leasehold Mortgagee.

3. During the Term, the making of any Leasehold Mortgage shall not be deemed to constitute
an assignment, nor shall any Leasehold Mortgagee not in possession of Lessee’s leasehold estate
be deemed an assignee of the leasehold estate so as to require such Leasehold Mortgagee to assume
the obligations of Lessee hereunder; however, as further provided in this Article 20.B.3, any
Leasehold Mortgagee in possession, purchaser at a foreclosure sale of the leasehold estate, or
assignee pursuant to an assignment in lieu of foreclosure shall be deemed to be an assignee of
Lessee and shall be deemed the successor to (but only for the period of its leasehold ownership)
the obligations of Lessee hereunder from and after the date of such purchase or assignment
(“Successor”). Such Successor shall be fully bound by the provisions of this Lease, except to the
extent that any unperformed obligations of Lessee at the time of, as applicable, such possession,
foreclosure, or assignment in lieu of foreclosure, are personal in nature and incapable of being
performed by the Successor.
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4. Lessee agrees to make all payments and perform all obligations required or secured by any
Leasehold Mortgage as and when the same are required to be made or performed thereunder.

5. In no event shall Lessee commence any development, construction, or renovation activities
regarding the Facility, or any other Improvements on the Property after the Effective Date that are
made available for occupancy, until Lessee provides VA with documentary evidence that Lessee
has adequate financial resources to undertake and complete that respective aspect of the Project.

C. Notices to L.easehold Mortgagees and Tax Credit Investor:

1. Notwithstanding anything to the contrary set forth in this Lease:

2. The Department shall mail to each such Leasehold Mortgagee, who is properly identified
to VA pursuant to Article 20.B above, a duplicate copy of any and all notices that the Department
may be required from time to time to serve upon Lessee pursuant to the provisions of this Lease;
and no notice by the Department to Lessee hereunder shall be deemed to have been given unless
and until a copy thereof has been mailed to the Leasehold Mortgagee.

3. The Department shall provide each Leasehold Mortgagee that is properly identified to VA
pursuant to Article 20.B above with a duplicate copy of any notice sent to the Lessee (or any of its
successors or assigns) advising of any change in the proper representative and/or office to be
notified when sending notices or correspondence to the Department.

4. The Department shall mail to the Tax Credit Investor at the address set forth in Article 18
of this Lease, a duplicate copy of any and all notices that the Department may be required from
time to time to serve upon Lessee pursuant to the provisions of this Lease; and no notice by the
Department to Lessee hereunder shall be deemed to have been given unless and until a copy thereof
has been mailed to the Tax Credit Investor.

D. Lease Termination Protection:

I. The Department shall not agree to any mutual termination or cancellation of this Lease nor
accept any surrender of this Lease (except upon the expiration of the Term) nor shall the
Department consent to any material amendment or modification of this Lease without the prior
review and written consent of each Leasehold Mortgagee and Tax Credit Investor, who is properly
identified to VA pursuant to Article 20.B above. A material amendment or modification of this
Lease shall include without limitation any shortening of the Term, increase in the rent or other
expenses charged to Lessee under this Lease, a change in the permitted use of the Property, or
reduction in the access to the Property.

2. Notwithstanding any default by Lessee in the performance or observance of any covenant,
condition or agreement of this Lease on the part of Lessee to be performed or observed, all rights
of the Department to terminate this Lease for such Lessee default shall be subject to and
conditioned upon (a) the Department having first given the Leasehold Mortgagee and Tax Credit
Investor written notice of, and an opportunity to cure such default per Section E below, and (b) the
Lessee’s, Tax Credit Investor’s (on behalf of the Lessee) and Leasehold Mortgagee’s having failed
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to remedy such default as set forth in, and within the applicable time period specified by Section
E of this Article.

3. Each Leasehold Mortgagee and Tax Credit Investor who is properly identified to VA
pursuant to Article 20.B above shall have the right, but not the obligation (except as otherwise may
be provided herein as to a Leasehold Mortgagee in possession of the Property), at any time prior
to termination of this Lease and without payment of any penalty, to pay all of the rents due
hereunder, to provide any insurance, to pay any taxes and make any other payments, to make any
repairs and improvements and do any other act or thing required of Lessee hereunder, and to do
any act or thing which may be necessary and proper in the performance and observance of the
covenants, conditions and agreements hereof to prevent the termination of this Lease. All
payments so made and all things so done and performed by the Tax Credit Investor (on behalf of
the Lessee) or Leasehold Mortgagee shall be as effective to prevent a termination of this Lease as
the same would have been if made, done and performed by Lessee instead of by the Leasehold
Mortgagee or Tax Credit Investor, as applicable.

E. Leasehold Mortgagee and Tax Credit Investor Cure Rights:

1. After receipt of notice from the Department setting forth the nature of such default within
which to remedy the default, a Leasehold Mortgagee and Tax Credit Investor shall have the same
rights as Lessee to cure any default hereunder on behalf of Lessee; provided that Leasehold
Mortgagee and Tax Credit Investor shall have an additional ninety (90) days to cure beyond the
cure period afforded to Lessee to cure such default (with additional time as needed in the event
that the cure of such default has been commenced and is being diligently prosecuted to
completion); provided further that in the event that the Tax Credit Investor cures such default by
removing and replacing the general partner of Lessee, the Tax Credit Investor shall use
commercially reasonable efforts to prosecute the cure during the pendency of the replacement of
the general partner. Notwithstanding the foregoing, the cure periods of a Leasehold Mortgagee
and the Tax Credit Investor described in this Section shall be tolled in the event that any bankruptcy
or other legal proceeding prevents a Leasehold Mortgagee or the Tax Credit Investor from acting
to cure such default during the pendency of such bankruptcy or other legal proceeding, but only
(1) if the Leasehold Mortgagee or the Tax Credit Investor has made reasonable effort to cure any
such default prior to such bankruptcy, and (ii) did not file the bankruptcy or other legal
proceedings. No notice or demand given to Lessee under this Lease shall be effective until and
unless a copy of such notice is given to each Leasehold Mortgagee and the Tax Credit Investor.
Any notices of default shall describe the default(s) with reasonable detail. Lessor agrees to accept
performance by a Leasehold Mortgagee or the Tax Credit Investor of any cures, conditions and
covenants as though performed by Lessee, and agrees to permit a Leasehold Mortgagee or the Tax
Credit Investor to take all such actions and may be necessary or useful to perform any condition
or covenants of this Lease or to cure any default of Lessee. Prior to the expiration of the cure
rights of a Leasehold Mortgagee or the Tax Credit Investor hereunder, the Lessor shall not affect
or cause any purported termination of this Lease nor take any action to deny Lessee or any
subtenant possession, occupancy, or quiet enjoyment of the Improvements or any part thereof.

2. If the Lessee default is such that possession of the Property is reasonably necessary to
remedy the default, Leasehold Mortgagee shall have a reasonable time, not to exceed one-hundred
twenty (120) calendar days (unless VA, by prior written consent in its sole discretion, approves a
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longer period), after the expiration of such initial sixty (60) calendar day cure period within which
to remedy such default; provided that: (a) the Leasehold Mortgagee shall have acquired Lessee’s
leasehold estate created hereby or commenced foreclosure proceedings, an action for the
appointment of a receiver, or other appropriate proceedings in the nature thereof within such sixty
(60) calendar day period or prior thereto, and shall be diligently and continuously prosecuting any
such proceedings to completion; (b) notwithstanding anything in this Lease to the contrary, the
Leasehold Mortgagee shall have fully cured any uncured default in the payment of any monetary
obligations of Lessee under this Lease within such sixty (60) calendar day period and thereafter
shall continue to faithfully perform all such monetary obligations that do not require possession of
the Property; and (c) after gaining possession of the Property, the Leasehold Mortgagee or the
receiver, as the case may be, shall perform all of the covenants of Lessee reasonably capable of
performance by the Leasehold Mortgagee or the receiver during the period of foreclosure or
receivership, as the case may be, as and when the same are due, and shall immediately proceed
with all due diligence either to assign the Property or enter into a Replacement Lease with VA for
the Property, as described in Article 20.F.2 below.

3. If the Leasehold Mortgagee or the Tax Credit Investor establishes to VA’s satisfaction that
a Lessee default is personal in nature or otherwise is not susceptible of cure by the Leasehold
Mortgagee or the Tax Credit Investor (on behalf of the Lessee), then, provided the Leasehold
Mortgagee fully complies with and meets all requirements of clauses (a) through (¢) of Section
E.2 above, or Tax Credit Investor removes and replaces the general partner of Lessee in connection
with Section E.1 above, then in both instances the default shall be deemed remedied.

4. Mortgagee Not Required to Cure. Nothing in this Section E, shall be construed to obligate
any Leasehold Mortgagee to remedy any default of Lessee, and any failure of any Leasehold
Mortgagee to complete any such cure after commencing the same shall not give rise to any liability
of any Leasehold Mortgagee to the Lessor or Lessee. In no event shall any Leasehold Mortgagee
be required to (a) cure any Event of Default which is personal to Lessee or which is not otherwise
reasonably susceptible of cure by such Leasehold Mortgagee (and all such defaults shall
automatically be deemed cured upon completion by such Leasehold Mortgagee of a foreclosure
under its Leasehold Mortgage (or upon its acceptance of a deed in lieu of foreclosure)) or (b) cure
any Excluded Defaults.

5. Notwithstanding anything in this Lease to the contrary except for the provisions of Article
20.F.2 below and Lessee’s obligation to inform VA of each Leasehold Mortgagee pursuant to
Article 20.B.2 above, should the Leasehold Mortgagee(s) or the Tax Credit Investor (on behalf of
the Lessee) fail to remedy an uncured Lessee default pursuant to and within the applicable time
period specified in this Section E, the Department shall immediately thereafter be permitted to
terminate the Lease by issuing written notice thereof to the Lessee and each Leasehold Mortgagee
identified per Article 20.B.2 of this Lease and the Tax Credit Investor.

F. Foreclosure of Leasehold Mortgage:

1. Subject to Article 20.B.2, and pursuant to and in conjunction with an assignment or
foreclosure under this Article (for purposes of this Lease a foreclosure shall include assignments
of Lessee’s interests related to the Lease and the Property in lieu of foreclosure), the Leasehold
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Mortgagee may exercise the right to foreclose or accept a deed in lieu of foreclosure on Lessee’s
interest in the leasehold estate and after any such foreclosure or acceptance of a deed in lieu of
foreclosure the Leasehold Mortgagee and its successors and assigns may assign or sell the
leasehold estate subject to and consistent with Subparagraphs (a) through (d) below, provided that
the Leasehold Mortgagee or assignee provides the Department with not less than thirty (30)
calendar days advance notice or the maximum period of advance notice allowed under applicable
law of any such assignment or sale, and based upon its review determines that the Successor to the
Property is a “responsible” party. Factors to be considered by the Leasehold Mortgagee or assignee
in making this responsibility determination shall include, but are not limited to:

(a) the Leasehold Mortgagee’s receipt of a written certification (“Certification™) from the
Successor (which the Leasehold Mortgagee shall copy and forward to the Department not less than
five (5) business days before such assignment or sale) confirming that the Successor: (1) expressly
agrees to at all times use the Property in accordance with the terms and conditions of the Lease;
(2) expressly agrees to observe and perform all of the Lessee covenants and comply with the terms
and conditions contained in the Lease, (3) expressly agrees and understands that the proposed
assignment or sale is subject to the rights, title and interests of the United States and VA under the
Lease; (4) is not, and to the best of its knowledge any of its principals are not, presently debarred,
suspended, proposed for debarment, or declared ineligible for the award of contracts by any
Federal agency and have not, within a three (3) year period preceding the date of certification,
been convicted of or had a civil judgment rendered against them for: commission of fraud or a
criminal offense in connection with obtaining, attempting to obtain, or performing a Federal, state
or local government contract or subcontract; violation of Federal or state antitrust statutes relating
to the submission of offers; or commission of embezzlement, theft, forgery, bribery, falsification,
or destruction of records, making false statements, tax evasion, or receiving stolen property; and
are not presently indicted for, or otherwise criminally or civilly charged by a Government entity
with commission of any of these offenses; and (5) does not pose a safety or security risk as
determined by the Secretary of State, including but not limited to any person who either represents
a country that, or is a member of or provides political, financial, or military support to a group that
is listed in the most current “Patterns of Global Terrorism” report, issued by the Secretary of State
in compliance with 22 U.S.C. 2656f(a), available from the Superintendent of Documents, U.S.
Government  Printing Office, Washington D.C. 20402 and also available at
http://www.state.gov/j/ct/rls/crt/:

(b) the Leasehold Mortgagee’s determination that the Successor has at least three (3) years
of prior relevant experience successfully operating and maintaining projects similar to that of the
Project provided however this requirement shall not apply if the Leasehold Mortgagee is a
government or public agency;

(c) the Leasehold Mortgagee’s determination that the Successor has an adequate financial
history and profile (net worth, cash flow, and credit support) to successfully meet the financial
commitments of the Project and the Lease’s terms and conditions provided however this
requirement shall not apply if the Leasehold Mortgagee is a government or public agency; and

(d) the Leasehold Mortgagee’s providing of a written certification to VA within five (5)
business days before such assignment or sale confirming that the Successor is a Qualified Party.
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2. Within thirty (30) calendar days after any foreclosure of this Lease or acceptance of a deed
in lieu of foreclosure by reason of any uncured event of default by the Lessee hereunder or under
such Leasehold Mortgage (including, if permissible given applicable Federal, State, and local laws,
regulations, and proceedings, any termination of this Lease in connection with any bankruptcy or
similar proceeding), VA agrees to amend this Lease or execute a Replacement Lease upon the
same terms and conditions hereof (“Replacement Lease™) with a Successor who requests such
Replacement Lease and complies with the provisions of this Paragraph 2, including subparagraphs
“a” through “b” immediately below. Should two or more Leasehold Mortgagees request to enter
into a Replacement Lease pursuant to this Paragraph, the most senior Leasehold Mortgagee in
possession will have the first right to enter into the Replacement Lease with the Department. VA
acknowledges that any covenants, conditions, or restrictions recorded in connection with this
Lease shall remain of record with respect to the Replacement Lease unless such covenants,
conditions, or restrictions are terminated as a result of a foreclosure.

(a) The Replacement Lease shall be for the remaining Term effective as of the effective
date of the termination of this Lease, but with the same right of extension as provided in the Lease,
and at the same rent, and additional rent or consideration, if any, and upon the same terms,
covenants and conditions (including all options to renew but excluding such terms, covenants and
conditions that shall have already been fulfilled) of this Lease.

(b) In the event that the Successor enters into the Replacement Lease, the Successor shall
pay or cause to be paid to the Department any and all sums which at the time of execution and
delivery thereof are due it under this Lease and in addition, all reasonable expenses, including
reasonable attorneys’ fees which the Department shall have incurred by reason of the actual or
deemed termination of this Lease and the preparation, execution and delivery of the Replacement
Lease.

G. Any loan document and security instrument used to establish a security interest in the
leasehold that does not include (or incorporate by reference without modification) the foregoing
provisions recited in this Article shall constitute an event of default by Lessee.

H. Preliminary Identification of Leasehold Mortgagees:

I. Subject to their entering into loan agreements with Lessee and recordation in the real estate
records for the Property of their respective Leasehold Mortgages the VA recognizes the following
as Leasehold Mortgagees under this Lease:

(a) Wells Fargo Affordable Housing Community Development Corporation
(b) Los Angeles County Development Authority
(c) City of Los Angeles acting through its Housing and Community Investment Department

2. The Leasehold Mortgagees may record separate Leasehold Mortgagees to correspond to
separate loan funding sources.

3. The Leasehold Mortgagees may record regulatory agreements or covenants, conditions,
and restrictions containing affordable housing restrictions with regard to the Property so long as
any such agreements or covenants, conditions, and restrictions are expressly subject to the Lease.
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Further affordable housing restrictions may be contained in covenants issued by government
agencies in connection with the building and housing permits and other land use entitlement rights
obtained by Lessee for the Property. Such Leasehold Mortgagee and government agency
affordable housing covenants as amended, restated or otherwise changed in the future are
collectively referred to as the “Affordable Housing Regulatory Agreements.” To avoid conflicts
between the affordable housing restrictions in this Lease and the affordable housing restrictions
contained in the Affordable Housing Regulatory Agreements, VA and Lessee agree that Lessee
shall comply with the affordable housing restrictions which impose the greatest restrictions, and
Lessee shall not be in default of its obligations under this Lease if Lessee follows the more
restrictive affordable housing restrictions, provided that Lessee ensures that, in accordance with
The West Los Angeles Leasing Act of 2016, operation of the Facility principally benefits Veterans
and their families, as that term is defined in therein; and that operation of the Facility is consistent
with the “Operation and Maintenance Plan” (attached as Exhibit “E”) and the “Tenant Selection
Plan” (attached as Exhibit “F”).

ARTICLE 21 - TAXES

A. The Department’s interest in this Lease, and the United States’ fee interest in the Property
shall not be subject, directly or indirectly, to any State or local laws relative to taxation, fees,
assessment(s) or special assessments.

B. In addition, Lessee shall pay and discharge, at least ten (10) calendar days prior to
delinquency, all taxes, general and special assessments, charges, and fees of every description that
during the Term may be levied or assessed against the Property and all interests therein, whether
belonging to the Department or Lessee, or to which either of them may become liable in relation
thereto prior to the delinquency date thereof. Lessee agrees to protect and hold harmless the
Department and the Property and all improvements in, on, or about the same from all liability for
any and all such taxes, assessments, charges, and fees, together with any interest, penalties, or
other sums thereby imposed, and from any sale or other proceeding to enforce payment thereof.
During the Term and at its sole cost and if the Department so requests, Lessee shall cause all taxes,
assessments, charges, and fees levied or imposed upon any personal property situated in, on, or
about the Property to be taxed or assessed separately from the Property and not as a lien thereon.

C. It is understood that it is the intent of the Parties that this be an absolute net Lease, and that
the Department shall not be obligated to pay any charges, impositions, or assessments directly or
indirectly made against the Property during the term hereof.

D. In the event that Lessee is not required to make deposits on account of real estate taxes
with the holder of any mortgage permitted by Article 20 of the Lease, and in the event that Lessee
fails at any time during the Term to pay real estate taxes when due, then the Department shall have
the right upon written notice to the Lessee, to require that Lessee deposit negotiable securities or
other collateral to guarantee the payment of such taxes, so that there shall be sufficient sums
available to pay same at least thirty (30) calendar days prior to the due date of such taxes.
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ARTICLE 22 - EVENTS OF DEFAULT BY LESSEE
A. Each of the following actions or omissions by Lessee shall be considered an event of
default by Lessee:
I. Lessee fails to use its leasehold interest obtained pursuant to this Lease and the

Property in a manner consistent with Article 7, and such failure remains uncured following ninety
(90) calendar days written notice from the Department.

2. Commencement of Construction has not begun within one hundred twenty (120)
calendar days after the Effective Date. Such date may be extended by events of Force Majeure or
by mutual written agreement of the Lessee and DVR.

3. The Facility and related Improvements are not substantially completed within 730
calendar days after the Effective Date, in a good and workmanlike manner and pursuant to the
Development Plan referenced in Article 10.A. Such date may be extended by events of Force
Majeure or by mutual written agreement of the Lessee and DVR.

4, Lessee fails to pay any monetary obligation due under the provisions of this Lease
and such failure continues for a period of forty-five (45) calendar days after the Department gives
written notice to Lessee that the same is due and payable.

5. Except for all other Lessee Events of Default expressly covered in the other
Paragraphs of this Article 22, if Lessee (or any permitted assignee or transferee in accordance with
Articles 19 and 20) fails to perform any non-monetary obligation, representation, consideration,
covenant or condition, to be performed under this Lease, and such failure is not cured within a
period of ninety (90) calendar days after Lessee’s receipt of written notice from the Department
describing the default, or if such default cannot reasonably be cured within ninety (90) calendar
days (as determined by VA in its reasonable discretion), then the time within which Lessee may
remedy such default shall be extended by VA for such period time, not to exceed one hundred
twenty (120) calendar days, as is reasonably necessary to complete a cure with continual due
diligence).

6. The failure or refusal of Lessee to discharge any lien, claim, demand, or
encumbrance, or to initiate appropriate action, to quiet any such claim within the time specified in
Article 20.A, whether or not the Department exercises its right of discharge, or the failure or refusal
of Lessee to make timely repayment to the Department of those sums expended to effectuate such
discharge.

7. Lessee is (or becomes) insolvent or files a voluntary petition under any Federal or
State Bankruptcy Code, or an involuntary case is filed hereunder against Lessee and the case is not
dismissed within one hundred eighty (180) calendar days. The filing of a voluntary or involuntary
petition in bankruptcy which is not dismissed within one hundred eighty (180) days of filing shall
result in the automatic termination of the Lease.

8. Lessee fails to comply with Article 6.B.24 of this Lease and such failure is not cured
within a period of thirty (30) calendar days after Lessee’s receipt of written notice from the
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Department describing the default, or if such default cannot reasonably be cured within thirty (30)
calendar days (as determined by Lessor in its reasonable discretion), then the time within which
Lessee may remedy such default shall be extended by VA for such period time, not to exceed sixty
(60) calendar days, as is reasonably necessary to complete a cure with continual due diligence).

9. Notwithstanding any provision to the contrary contained in this Lease, and any cure
or other rights of the Lessee or Leasehold Mortgagees, the Lessee acknowledges and agrees this
Lease is fully contingent upon the Lessee obtaining, closing, and third party funding the Initial
Financing to construct the Project on or before forty-five (45) calendar days from Effective Date
of the Lease. If the Initial Financing is not obtained, closed, and funded within forty-five (45)
calendar days from the Effective Date of the Lease (plus any additional time that VA may agree
to in writing at its sole discretion), VA may, immediately terminate this Lease, by delivering to
the Lessee, any Leasehold Mortgagees previously identified to VA in accordance with this Lease,
with a written notice of VA’s decision to immediately terminate the Lease. Upon VA’s issuance
of such notice, this Lease shall immediately terminate, and VA and the Lessee shall have no further
obligations or liabilities to any party under this Lease.

ARTICLE 23 - REMEDIES FOR DEFAULT BY LESSEE

A. Subject to Articles 20 and 25, upon the occurrence of an event of default by Lessee, the
Department may exercise any right, remedy or privilege, which may be available to it under this
Lease or under applicable local, State or Federal law. All remedies shall be cumulative and the
election of one shall not preclude the exercise of another, at the same time or subsequently. Failure
to exercise a remedy shall not constitute a waiver thereof. Lessee shall remain liable to the extent
permitted by law with respect to all covenants and indemnities of this Lease. Additionally, upon
default by Lessee of this Lease, and Lessee’s failure to cure or to commence to cure, within any
applicable cure period, the Department may, subject to and in accordance with Articles 15, 20, and
25, immediately seek to terminate this Lease and recover its damages. Upon the Department’s
successful termination of the Lease, Lessee shall be immediately required pursuant to Article 15,
to surrender possession of the Property, together with all Improvements located thereon, to the
Department, and cooperate fully and in good faith to effect an orderly and efficient transition of
the Property.

B. No Termination for Convenience. The Department shall have no right to unilaterally
terminate this Lease for convenience.

ARTICLE 24 - EVENTS OF AND REMEDIES FOR
DEFAULT BY THE DEPARTMENT

A. An event of default by the Department shall occur upon its failure to perform or observe
any covenant or condition required by this Lease to be performed or observed, and such failure is
not cured within ninety (90) calendar days after the Department’s receipt of written notice thereof,
provided that such cure period shall be extended by Lessee for an additional thirty (30) calendar
days if such default cannot be reasonably cured within ninety (90) calendar days and the
Department is diligently attempting to cure the default.
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B. Upon default by the Department, and the Department’s failure to cure or to commence to
cure, within the applicable cure period, Lessee may immediately seek to terminate this Lease and
recover its damages in accordance with Article 25 hereto, and/or may exercise any other right,
remedy, or privilege that may be available to it under this Lease or applicable Federal, State, or
local law.

ARTICLE 25 - DISPUTES

A. Lessee and the Department acknowledge and agree that disputes under this Lease shall be
resolved under the Contract Disputes Act of 1978 (41 U.S.C. Sec. 601-613) (the “Disputes Act”),
and that both Lessee and the Department will utilize Alternative Dispute Resolution procedures
on all matters appealed by Lessee to the VA Board of Contract Appeals (including its successor,
the Civilian Board of Contract Appeals, effective January 6, 2007, and any successor authority
thereto), to the extent permitted under the Disputes Act, unless the Parties then should otherwise
agree.

B. In the event that the Disputes Act is not available or permissible under applicable law to
resolve a dispute under this Lease, Lessee and the Department shall, to the extent permitted by
applicable law and regulation, resolve the dispute by arbitration. In that regard, the arbitration
shall take place in Washington, D.C. unless the Department and Lessee otherwise agree in writing.

C. Interest Payable. Regardless of whether the dispute is resolved under the Disputes Act or
otherwise, if the claim is resolved in favor of Lessee the Department shall pay interest in
accordance with the Prompt Payment Act, 31 U.S.C. Section 3901, et seq.

D. Unless and until the Department otherwise agrees in writing, Lessee shall proceed
diligently with performance of this Lease pending final resolution of any request for relief, claim,
appeal or action arising under or relating to the Lease.

ARTICLE 26 - LEASE SUBJECT TO GENERAL PROVISIONS

This Lease and Lessee’s occupancy of this Property shall be subject to the terms and conditions of
the General Provisions attached hereto and by the reference made part of this Lease.

[REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK]
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THE UNITED STATES DEPARTMENT OF VETERANS AFFAIRS
Enhanced-Use Lessor

Jon J. Rychalski  Ditaly sanedy Jon s
alskKl
By: 1367389 Date: 2020.10.29 10:30:23 -04'00"

Name: Jon J. Rychalski

Title: Assistant Secretary for Management and Chief Financial Officer

[General Provisions to follow]
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IN WITNESS WHEREOF, the Parties hereto have hereunto subscribed their names as of the

date first above written.

Enhanced-Use Lessee

4811-9418-3094.1
115147089

VA BUILDING 207 LP, a California limited
partnership

By: VA Building 207 LLC, a California
limited liability company, its administrative

general partner
By:

Name: kenee Groves
Title: Chief Financial Officer

By: Housing Corporation of America, a Utah
nonprofit corporation, its managing general
partner

. (D) (6)

Name: Carol Cromar
Title: President

By:  West Los Angeles Veterans Collective
LLC, California limited liability company, its
co~general partner "

. (D) (6

Natne;, xence Uroves

Title: Secretary
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GENERAL PROVISIONS

ARTICLE 27 - ASSIGNMENT OF CLAIMS

A. Lessee, under the Assignment of Claims Act, as amended, 31 U.S.C. § 3727,41 U.S.C. §
15, 48 C.F.R. § 32.800, and all applicable regulations promulgated thereunder (hereafter referred
to as “the Act”), may assign its rights to be paid amounts due or to become due as a result of the
performance of this Lease in accordance with the Act.

B. Any assignment or reassignment authorized under the Act and this Article shall cover all
unpaid amounts payable under this Lease and shall not be made to more than one party, except
that an assignment or reassignment may be made to one party as agent or trustee for two or more
parties participating in the financing of this Lease.

ARTICLE 28 - EQUAL OPPORTUNITY CLAUSE

A. If, during any twelve (12) month period (including the twelve (12) months preceding the
award of this Lease), Lessee has been or is awarded nonexempt Federal contracts and/or
subcontracts that have an aggregate value in excess of $10,000, Lessee shall comply with
subparagraphs B(1) through (8) below. Upon request, Lessee shall provide information necessary
to determine the applicability of this clause.

B. During performance of this Lease, Lessee agrees as follows:

1. Lessee shall not discriminate against any employee or applicant for employment because
of race, color, religion, sex or national origin.

2. Lessee shall take affirmative action to ensure that applicants are employed and that
employees are treated during employment without regard to their race, color, religion, sex or
national origin. This shall include but not be limited to: (a) employment; (b) upgrading; (c)
demotion; (d) transfer; (e) recruitment or recruitment advertising; (f) layoff or termination; (g)
rates of pay or other forms of compensation; and (h) selection for training, including
apprenticeship.

3. Lessee shall post in conspicuous places available to employees and applicants for
employment the notices to be provided by the Secretary that explain this clause.

4. Lessee shall, in all solicitations or advertisement for employees placed by or on behalf
of Lessee, state that all qualified applicants will receive consideration for employment without
regard to race, color, religion, sex or national origin.

5. Lessee shall send, to each labor union or representative of workers with which it has a
collective bargaining agreement or other contract understanding, notice to be provided by the
Secretary advising the labor union or workers’ representative of Lessee’s commitments under this
clause and post copies of the notice in conspicuous places available to employees and applicants
for employment.
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6. Lessee shall comply with Executive Order 11246, as amended, and the rules, regulations
and orders of the Secretary of Labor.

7. Lessee shall furnish to the Secretary all information required by Executive Order 11246,
as amended, and by the rules, regulations and orders of the Secretary of Labor. Standard Form
100 (EEO-1), or any successor form, is the prescribed form to be filed within thirty (30) calendar
days following the award, unless filed within twelve (12) months preceding the date of award.

8. Lessee shall permit access to its books, records and accounts by the contracting agency
or the Office of Federal Contract Compliance Programs (OFCCP) for the purpose of investigation
to ascertain Lessee’s compliance with the applicable rules, regulations and orders.

C. If the OFCCP determines that Lessee is not in compliance with this clause or any rule,
regulation or order of the Secretary of Labor, this Lease may be canceled, terminated or suspended
in whole or in part, and Lessee may be declared ineligible for further Department contracts, under
the procedures authorized in Executive Order 11246, as amended, the rules regulations and orders
of the Secretary of Labor, or as otherwise provided by law.

D. Lessee shall include the terms and conditions of Section 28.B.1-8 in every subcontract or
purchase order that is not exempted by the rules, regulations or orders of the Secretary of Labor
issued under Executive Order 11246, as amended, so that these terms and conditions will be
binding upon each subcontractor or vendor.

E. Lessee shall take such actions with respect to any subcontract or purchase order as the
Department may direct as a means of enforcing these terms and conditions, including sanctions
for noncompliance; provided, that if Lessee becomes involved in, or is threatened with, litigation
with a subcontractor or vendor as a result of any direction, Lessee may request the Department to
enter into the litigation to protect the interests of the United States.

F. Notwithstanding any other clause in this Lease, disputes relative to this clause will be
governed by the procedures in 41 CFR 60-1.

ARTICLE 29 - FACILITIES NONDISCRIMINATION

A. Facility Defined. As used in this Article, the term “facility” means stores, shops,
restaurants, cafeterias, restrooms and any other facility of a public nature in the building in which
the space covered by this Lease is located.

B. Non-Discrimination by Lessee. Lessee agrees that it will not discriminate by
segregation or otherwise against any person or persons because of race, color, religion, sex or
national origin in furnishing, or by refusing to furnish, to such person or persons the use of any
facility, including any and all services, privileges, accommodations and activities provided
thereby. Nothing herein shall require the furnishing to the general public of the use of any facility
customarily furnished by Lessee solely to occupants, their employees, customers, patients, clients,
guests and invitees.
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C. Remedies for Non-Compliance. It is agreed that upon Lessee’s noncompliance, the
Department may take appropriate action to enforce compliance, may terminate this Lease or may
pursue such other remedies as may be provided by law.

D. Inclusion of Article In Other Contracts. Itis further agreed that from and after the date
hereof Lessee will, at such time as any agreement is to be entered into or a concessions is to be
permitted to operate, include or require the inclusion of the foregoing provisions of this Article in
every such agreement or concession pursuant to which any person other than Lessee operates or
has the right to operate any facility. Nothing herein contained, however, shall be deemed to require
Lessee to include or require the inclusion of the foregoing provisions of this Article in any existing
agreement or concession arrangement or one in which the leasing party other than Lessee has the
unilateral right to renew or extend the agreement or arrangement, until the expiration of the existing
agreement or arrangement and unilateral right to renew or extend. Lessee also agrees that it will
take any and all lawful actions as expeditiously as possible, with respect to any such agreement as
the Department may direct, as a means of enforcing the intent of this Article, including but not
limited to termination of the agreement or concession and institution of court action.

ARTICLE 30 - GRATUITIES

A. The rights of Lessee under this Lease may be terminated by written notice if, after notice
and a hearing, the Secretary determines that Lessee, its agent or another representative:

1. Offered or gave a gratuity (e.g., an entertainment or gift) to an officer, official or
employee of the Department; and

2. Intended, by the gratuity, to obtain a contract or favorable treatment under a contract.
The facts supporting this determination may be reviewed by any court having lawful jurisdiction.

B. If this Lease is terminated under Article 30.A above, the Department is entitled to pursue
the same remedies as in a breach of this Lease. The rights and remedies of the Department
provided in this Section 30.B shall not be exclusive and are in addition to any other rights and
remedies provided by law or under this Lease.

ARTICLE 31 - COVENANT AGAINST CONTINGENT FEES

A. Lessee warrants that no person or selling agency has been employed or retained to solicit
or secure this Lease upon an agreement or understanding, for a commission, percentage, brokerage
or contingent fee, excepting bona fide employees or bona fide agency as defined in 48 C.F.R. §
3.401. For breach or violation of this warranty, the Department shall have the right to cancel this
Lease without liability or, in its discretion, to deduct from the rental or consideration or otherwise
recover the full amount of such commission, percentage, brokerage or contingent fee.

1.*“Contingent fee,” as used in this clause, means any commission, percentage, brokerage
or other fee that is contingent upon the success that a person or concern has in securing a
Department contract.
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ARTICLE 32 - EXAMINATION OF RECORDS BY COMPTROLLER GENERAL

A. Rights of the Comptroller General and Its Authorized Representatives

1. The Comptroller General of the United States or a duly authorized representative from
the Government Accountability Office shall, until three (3) years after final payment under this
Lease, have access to and the right to examine any of Lessee’s directly pertinent books, documents,
papers or other records involving transactions related to this Lease, provided that such records are
then in existence. This paragraph may not be construed to require Lessee or its subcontractors to
create or maintain any record that the Lessee or subcontractor does not maintain in the ordinary
course of business or pursuant to a provision of law.

2. Lessee agrees to include in its first-tier subcontracts regarding the Project a clause to the
effect that the Comptroller General or a duly authorized representative from the Government
Accountability Office shall, until three (3) years after final payment under the subcontract, have
access to and the right to examine any of the subcontractor’s existing directly pertinent books,
documents, papers or other records involving transactions related to the subcontract.
“Subcontract,” as used in this clause, excludes: (a) purchase orders not exceeding $100,000; and
(b) subcontracts or purchase orders for public utility services at rates established to apply
uniformly to the public, plus any applicable reasonable connection charge.

3. The periods of access and examination in Paragraphs 1 and 2 above for records relating
to: (a) appeals under the Disputes clause, (b) litigation or settlement of claims arising from the
performance of this Lease, or (c) costs and expenses of this Lease to which the Comptroller
General or a duly authorized representative from the Government Accountability Office has taken
exception, shall continue until such appeals, litigation, claims or exceptions are disposed of.

B. Rights of the Department of Veterans Affairs

1. Upon receipt of a written request from the Department, Lessee shall grant to the
Department access to Lessee’s pertinent books, documents, papers or other records involving
transactions directly related to this Lease (collectively “Business Documents™) for purposes of
examination and audit. Such access by the Department for purposes of examination and audit shall
be limited to Business Documents dated within three (3) years prior to the date of Lessee’s receipt
of the Department’s written request. The Department shall control and safeguard all information
obtained during such examination and audit in accordance with the Freedom of Information Act,
5 U.S.C. Section 552 and the Privacy Act, 5 U.S.C. Section 552a. Lessee shall grant all other
access for examination and audit to pertinent Lessee or sublessee Business Documents in
accordance with applicable law.

2. Lessee agrees to include in any subleases under this Lease a clause to the effect that the
Department shall have access to and the right to examine any of the sublessee’s Business
Documents to the same extent as provided in Paragraph 1 of this Article with respect to Lessee.

3. The right of the Department to examine Lessee’s Business Documents shall be limited
to the following matters in which VA is a party or has an interest hereunder: (a) payment,
performance, and/or provision of the monetary and/or in-kind consideration, as applicable, which
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1s to be provided to, on behalf of, or for the benefit of, the Department, and/or claims or disputes
under the “Disputes” clause of this Lease; (b) litigation or settlement of claims or disputes arising
from the performance of this Lease in which VA is a party, or (¢) costs and expenses of this Lease
to which the Comptroller General or a duly authorized representative of the General Accounting
Office has taken exception, and shall continue until such appeals, litigation, claims or exceptions
are disposed of.

4. The Parties understand and agree that nothing in this Section B is intended or may be
construed as a qualification, waiver, bar, limitation or restriction of any nature, kind, or effect on
the legal authority otherwise granted the United States or any agency thereof to access, examine,
review, copy, or seize such books, documents, papers or other records.

ARTICLE 33 - LABOR PROVISIONS

Unless the Lessee can demonstrate to the satisfaction of the Department that the Lease or the
Project is exempt therefrom, Lessee shall comply with the requirements of the Davis-Bacon Act,
as amended, 40 U.S.C. Section 3141, et seq. and the relevant rules, regulations and orders of the
Secretary of Labor applicable thereto.

ARTICLE 34 - HAZARDOUS SUBSTANCES

A. Presence and Use of Hazardous Substances. Lessee shall not, without the Department’s
prior written consent, keep on or around the Property, for use, disposal, treatment, generation,
storage, or sale, any substance designated as, or containing components designated as, hazardous,
dangerous, toxic, or harmful under Federal, state or local law (hereafter collectively referred to as
“Hazardous Substances™), and/or that is subject to regulation, by Federal, state or local law,
regulation statute or ordinance except as may be customary in projects similar to the Property and
in compliance with all applicable laws. With respect to any such Hazardous Substance, Lessee
shall:

1. Comply promptly, timely, and completely with all governmental requirements for
reporting, keeping, and submitting manifests, and obtaining and keeping current identification
numbers with respect to any Hazardous Substances first brought upon the Property from and after
the date hereof:

2. Submit to the Department true and correct copies of all reports, manifests, and
identification numbers with respect to any Hazardous Substances first brought upon the Property
from and after the date hereof at the same time as they are required to be and/or are submitted to
the appropriate governmental authorities;

3. Within sixty (60) calendar days of the Department’s request, submit written reports to
the Department regarding Lessee’s use, storage, treatment, transportation, generation, disposal, or
sale of Hazardous Substances first brought upon the Property from and after the date hereof and
provide evidence satisfactory to the Department of Lessee’s compliance with the applicable
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governmental regulations with respect to any Hazardous Substances first brought upon the
Property from and after the date hereof;

4. Allow the Department or the Department’s agent or representative to come on the
Property at all reasonable times with reasonable prior notice to check Lessee’s compliance with
all applicable governmental regulations regarding Hazardous Substances for which Lessee is
responsible under the terms of this Lease;

5. Comply with minimum levels, standards or other performance standards or requirements
that may be set forth or established for certain Hazardous Substances (if minimum standards or
levels are applicable to Hazardous Substances present on the Property, such levels or standards
shall be established by an on-site inspection by the appropriate governmental authorities and shall
be set forth in an addendum to this Lease);

6. Comply with all applicable governmental rules, regulations, and requirements regarding
the proper and lawful use, sale, transportation, generation, treatment, and disposal of Hazardous
Substances; and

7. The Department shall have the right upon reasonable prior written notice and at
reasonable times to enter upon the Property in order to inspect or monitor same if the Department
has a reasonable belief that Hazardous Substances are present on the Property in violation of
applicable law. If such inspection or monitoring by the Department confirms that Hazardous
Substances are present and are in violation of applicable law, any and all reasonable costs incurred
by the Department and associated with the Department’s inspection of the Property and the
Department’s monitoring of Lessee’s compliance with this Article, including the Department’s
reasonable attorney’s fees and costs, shall be additional rent and shall be due and payable to the
Department immediately upon demand by the Department.

B. Cleanup Costs, Default, and Indemnification. During the Lease term, Lessee shall be
fully and completely liable to the Department for any and all cleanup costs, and any and all other
charges, fees, and penalties (civil and criminal) imposed upon the Department by any
governmental authority with respect to any use(s) of the Property after the Effective Date of this
Lease related to disposal, transportation, generation, and/or sale of Hazardous Substances;
provided, that liability and obligation by Lessee shall apply only to Hazardous Substances first
brought upon the Property from and after the date hereof; provided, however, Lessee shall have
no liability for any Hazardous Substances which are located on the Property outside the
Improvements unless such Hazardous Substances are first brought to the Property after the
Effective Date by Lessee, its agents, employees, subcontractors, or sublessees. Lessee shall
indemnify, defend, and save the Department harmless from any and all of the costs, fees, penalties,
and charges assessed against or imposed upon the Department (as well as the Department’s
reasonable attorney’s fees and costs) as a result of Lessee’s use, disposal, transportation,
generation, and/or sale of Hazardous Substances at the Property as described herein. Upon
Lessee’s default under this Article and the expiration of the applicable notice and cure periods set
forth in Article 22 above, in addition to the rights and remedies set forth elsewhere in this Lease,
the Department shall be entitled to the following rights and remedies:

1. At the Department’s option, to terminate this Lease immediately; and/or
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2. To recover any and all damages associated with the default, including, but not
limited to cleanup costs and charges, civil and criminal penalties and fees, loss of
business and sales by tenants of the Property, any and all damages and claims asserted
by third parties and the Department’s reasonable attorney’s fees and costs.

ARTICLE 35 - MISCELLANEOUS PROVISIONS

A. Complete Agreement and Conflicts. This Lease and the Exhibits hereto contain the entire
agreement between the Parties with respect to the transactions contemplated by this Lease, and
supersede all previous oral and written and all contemporaneous oral negotiations, commitments,
writings and understandings. To the extent any wording or interpretation conflicts exist between
the body of the Lease and its Exhibits, the Lease shall control.

B. Counterparts. This Lease may be executed in one or more counterparts, each of which
shall be deemed an original, but all of which shall constitute but one and the same instrument.

C. Amendment; Waiver. This Lease may not be amended or modified except in a writing
signed by Lessee and the Department, nor may any rights hereunder be waived except by a writing
signed by the party waiving such rights.

D. Article Headings. The headings contained in this Lease are for reference purposes only
and shall not affect in any way the meaning or interpretation of this Lease. When a provision,
article, section or other provision of this Lease is referred to by number, the reference shall be
deemed to be the correspondingly-numbered provision, article, section, or provision of this Lease
unless another agreement, instrument or document is expressly identified, or unless the context
otherwise clearly refers to another agreement, instrument or document.

E. Severability. Any provision of this Lease which is invalid, illegal or unenforceable in any
applicable jurisdiction shall, as to that jurisdiction, be ineffective to the extent of such invalidity,
illegality or unenforceability, without affecting in any way the remaining provisions hereof in such
jurisdiction or rendering that or any other provision of this Lease invalid, illegal or unenforceable
in any other jurisdiction.

F. Third Party Beneficiaries. No Person, firm or corporation that is not a party to this Lease
shall be entitled to rely on or be deemed to be accorded any rights under any provision of or
statement in this Lease.

G. Governing Law. This Lease shall be governed by and enforced in accordance with the
laws of the United States and, to the extent such laws do not apply, then by the laws of the State
of California without regard to its principles of conflicts of law.

H. Interpretation. Whenever the context or circumstance so requires, the singular shall include
the plural, the plural shall include the singular, the whole shall include any part thereof, and any
gender shall include both genders. The Department and Lessee have negotiated this Lease, have
had an opportunity to be advised by legal counsel respecting the provisions contained herein and
have had the right to approve each and every provision hereof. Therefore, this Lease shall not be
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construed against either the Department or Lessee as a result of the preparation of this Lease by or
on behalf of either party.

L. Survival. All monetary obligations (together with any late payment interest payable under
the Prompt Payment Act — 31 U.S.C. § 3901, et seq.) accruing before expiration of the Term shall
survive the expiration or other termination of this Lease.

J. No Merger. There shall be no merger of this Lease or the leasehold estate created by this
Lease with any other estate or interest in the Property by reason of the fact that the same person or
entity may acquire, hold or own directly or indirectly: (a) this Lease, the leasehold interest created
by this Lease or any interest therein; and (b) any such other estate or interest in the Property, or
any portion thereof. No merger shall occur unless and until all persons and entities having an
interest (including a security interest) in this Lease or the leasehold estate created thereby and any
such other estate or interest in the Property, or any portion thereof, shall join in a written instrument
expressly effecting such merger and shall duly record the same.

K. Relationship of the Parties. This Lease does not create the relationship of principal and
agent, partnership, joint venture, association or any other relationship between the Department and
Lessee.

L. Recording. This Lease shall not be recorded. The Department and Lessee, however, shall
execute the Memorandum of Lease attached hereto as Exhibit “G”, and Lessee at its sole cost and
expense is hereby permitted to record such memorandum in the official land records of County of
Los Angeles (or other appropriate land recording office).

M. Signage. No signage shall be installed or constructed on or over the Property except to the
extent identified in a signage plan to be included as part of the Design Plan (Exhibit “C”) or
Development Plan (Exhibit “D”) and approved by VA in accordance with Article 10, or otherwise
approved by VA in writing. Such approvals shall not be unreasonably withheld, conditioned, or
delayed.

N. Lease Supersedes. This Lease supersedes any and all prior negotiations, agreements or
understandings between the Department and Lessee related to the subject matter hereof. None of
the provisions of this Lease may be altered or modified except through an instrument in writing
signed by the Parties.

0. Force Majeure. Neither of the Parties to this Lease, i.e., the Department nor Lessee, shall
be required to perform any of its obligations under this Lease, nor be liable for loss or damage for
failure to do so, with the exception of the obligation for payment of Rent or other sums due and
owing under this Lease, where such failure arises from Force Majeure, but only to the extent and
for the duration that the Department or Lessee, as the case may be, is so prevented from performing
such obligations by Force Majeure. Further, and without limiting the generality of the foregoing,
any period afforded to a party or within which a party is required under the terms and conditions
of the Lease to perform an obligation of this Lease shall be extended by (1) the actual applicable
period of Force Majeure; and (2) any period during which a party was prevented from performing
any such obligation as a direct result of failure by the other party to commence or complete a
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specific activity or activities that the Lease requires be commenced or completed as a condition
precedent to such performance of such obligation.

P. Non-Recourse. The Parties agree that VA’s and Lessee’s respective recourse against each
other under this Lease shall be limited by and to the extent of applicable Federal, State, and local
law.

Q. Anti-Deficiency Act. Consistent with the Anti-Deficiency Act (codified as amended in 31
U.S.C. 1341, 1342, 1351, and 1517), any payments of VA with respect to this Lease shall not
exceed appropriations available to VA which can be lawfully expended for such purposes at the
time of the claim; and nothing in this Lease may be construed as implying that Congress will at a
later date appropriate funds to meet any deficiencies.

R. Confidential Data.

1. Lessee hereby agrees that the creation, maintenance, use, disclosure, and disposal of any
and all drawings, documents, records, data, and written information provided by VA to Lessee
during the Term, if any, (collectively, the “VA Data”), shall be governed solely by all applicable
Federal law, Executive Orders, and regulations. Lessee further agrees that the VA Data shall at
all times constitute and remain the sole and absolute property of VA, and shall not be disclosed to
any person (aside from the Lessee’s permitted contractors and Leasehold Mortgagees under this
Lease, if any, where necessary to perform the Lease) without the prior written authorization of
VA. Furthermore, Lessee agrees to and shall immediately contact VA telephonically and in
writing should any request be made by a third party (aside from Lessee’s permitted contractors
and subcontractors under this Lease) for copies of or to review or receive any VA Data in the
Lessee’s (and/or any of its contractors’) possession and control. Under all circumstances, VA shall
be responsible for and permitted to independently and unilaterally address any such requests as it
deems appropriate. Lessee shall ensure that all agreements with its contractors (and any
agreements such contractors may have with any subcontractors) incorporate this Clause (1) and
make it applicable to such contractors and subcontractors.

2. VA hereby agrees that any drawings, documents, records, data, and written information
provided by Lessee to VA during the Term, if any (collectively, the “Lessee Data™), shall be kept,
maintained, and handled by VA as such according and subject to all applicable Federal law,
Executive Orders, and regulations. Furthermore, VA agrees to and shall contact Lessee
telephonically and in writing should any request be made by a third party outside of VA (“Third
Party”) for copies of or to review or receive any Lessee Data in VA’s possession and control,
unless such Third Party making the request is officially doing so on behalf of the Executive branch;
the United States Congress; the General Accountability Office; the Federal Bureau of
Investigations; the VA Office of Inspector General; or a Federal court.

3. The Parties hereby agree that the understandings and obligations set forth in this Section R
shall control during and shall survive the Term, notwithstanding any contrary confidential
obligations, statements, or representations that may be contained in VA Data or Lessee Data
submitted, as applicable, by VA to Lessee or vice versa.

S. Estoppel Certificates. Either the Department or Lessee, may request the other party to
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execute, and deliver to the requesting party, an Estoppel Certificate certifying that this Lease is
unmodified (or stating any modifications that are in existence) and in full force and effect, and that
no default currently exists on the part of the non-requesting party (or specifying the nature of any
default that does exist). A Leasehold Mortgagee shall have a right to the estoppel certificate
described in 4 9(a) of the CTCAC Lease Rider Agreement attached hereto as Exhibit “H”.

[REMAINDER OF THIS PAGE INTENTIONALLY LEFT BLANK]
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EXHIBIT “A”

LEGAL DESCRIPTION



All that certain real property situated in the County of Los Angeles, State of
California, described as follows:

PARCEL 1:

THOSE PORTIONS OF THE RANCHO SAN VICENTE Y SANTA MONICA SHOWN IN
PATENTS BOOK 3, PAGES 30 AND 31, TOGETHER WITH THE RANCHO SAN VICENTE
Y SANTA MONICA KNOW AS VILLA FARMS, SHOWN IN BOOK 70, PAGES 54
THROUGH 56, INCLUSIVE OF MISCELLANEOUS RECORDS, TOGETHER WITH THE
SANTA MONICA LAND AND WATER COMPANY TRACT, SHOWN IN BOOK 78, PAGES
44 THROUGH 49, INCLUSIVE OF MISCELLANEOUS RECORDS, IN THE OFFICE OF
THE COUNTY RECORDER OF SAID COUNTY, DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHERLY TERMINUS OF THAT PARTICULAR COURSE WITH A
BEARING OF NORTH 35°23'45" WEST, A DISTANCE OF 1466.30 FEET, AS SHOWN
ON THAT RECORD OF SURVEY RECORDED IN THE OFFICE OF THE COUNTY
RECORDER OF SAID COUNTY, AS BOOK 282, PAGES 19 THROUGH 23; THENCE
NORTH 35°23'45" WEST ALONG SAID LINE, A DISTANCE OF 86.82 FEET; THENCE
SOUTH 54°36'15" WEST, A DISTANCE OF 483.98 FEET TO THE TRUE POINT OF
BEGINNING:

THENCE SOUTH 37°33'07" EAST, A DISTANCE OF 90.19 FEET; THENCE SOUTH
43°09'51" EAST, A DISTANCE OF 67.79 FEET, TO THE BEGINNING OF A TANGENT
CURVE, CONCAVE WESTERLY, HAVING A RADIUS OF 42.00 FEET; THENCE
SOUTHWESTERLY ALONG SAID CURVE, 80.30 FEET, THROUGH A CENTRAL ANGLE
OF 109°32'53"; THENCE SOUTH 66°23'02" WEST, A DISTANCE OF 110.45 FEET, TO
THE BEGINNING OF A TANGENT CURVE, CONCAVE NORTHWESTERLY, HAVING A
RADIUS OF 801.00 FEET, THENCE SOUTHWESTERLY ALONG SAID CURVE, 145.18
FEET, THROUGH A CENTRAL ANGLE OF 10°23'05"; THENCE SOUTH 76°46'08"
WEST, A DISTANCE OF 49.80 FEET; THENCE NORTH 13°13'52" WEST, A
DISTANCE OF 222.06 FEET; THENCE NORTH 74°11'25" EAST, A DISTANCE OF
119.09 FEET; THENCE NORTH 69°41'33" EAST, A DISTANCE OF 39.33 FEET,;
THENCE NORTH 66°59'00" EAST, A DISTANCE OF 36.90 FEET; THENCE NORTH
69°34'59" EAST, A DISTANCE OF 51.19 FEET, TO THE BEGINNING OF A TANGENT
CURVE, CONCAVE SOUTHWESTERLY, HAVING A RADIUS OF 15.00 FEET; THENCE
SOUTHEASTERLY ALONG SAID CURVE, 19.08 FEET, THROUGH A CENTRAL ANGLE
OF 72°51'54" TO THE TRUE POINT OF BEGINNING.

PARCEL 2:

A NON-EXCLUSIVE ACCESS RIGHT OF WAY ON, OVER, ACROSS AND
THROUGH SUCH PAVED ROADS, INCLUDING, BUT NOT LIMITED TO

"BONSALL AVENUE" AND "ARNOLD AVENUE" LOCATED WITHIN THE VA
GREATER LOS ANGELES HEALTHCARE SYSTEM, WEST LA CAMPUS, LOS
ANGELES, CALIFORNIA ("VAMC"), OR AS MAY BE NOW OR HEREAFTER
LOCATED ON THE VAMC, FOR THE PURPOSE OF PROVIDING THE "LESSEE"
UNDER THE ENHANCED-USE LEASE DATED OCTOBER 29, 2020 (AS ASSIGNED
AND/OR AMENDED FROM TIME TO TIME), ITS SUCCESSORS AND ASSIGNS,
AND ITS PERMITTEES WITH (I) VEHICULAR AND PEDESTRIAN INGRESS TO,
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EGRESS FROM, AND ACCESS BETWEEN THE PROPERTY LEASED PURSUANT
TO SAID ENHANCED-USE LEASE AND ADJACENT STREETS, ROADWAYS AND
RIGHTS-OF-WAY WITHIN THE VAMC TO A POINT OF PUBLIC ACCESS OR A
PUBLIC STREET, AND (II) FOR PASSAGE, CONSTRUCTION, INSTALLATION,
MAINTENANCE, REPAIR, REPLACEMENT AND USE OF UTILITY LINES, PIPES,
WIRES, CONDUITS, FLUES, DUCTS, LINES AND OTHER EQUIPMENT
INCLUDING WITHOUT LIMITATION, ELECTRICITY, GAS, WATER,
COMMUNICATIONS, SEWER AND STORM DRAINAGE FROM THE
SURROUNDING PUBLIC THOROUGHFARES TO THE PROPERTY LEASED
PURSUANT TO SAID ENHANCED-USE LEASE AND TO A POINT OF PUBLIC
ACCESS OR A PUBLIC STREET.
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EXHIBIT “B”

SITE PLAN
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GENERAL DEMO (CONTINUED) ARCHITECTURE (CONTINUED) MECHANICAL (CONTINUED) PLUMBING (CONTINUED) ELECTRICAL (CONTINUED) LANDSCAPE (CONTINUED) TELECOMMUNICATION
G000  COVER SHEET D200  DEMO ELEVATIONS A802  SCHEDULES M302  MECHANICAL - UNIT PLANS P506  COLD WATERRISER DIAGRAMS E028  UNIT LOAD CALCULATIONS 1803 ENLARGEMENT PLAN - FRONT PORCH TEO01  TELECOMMUNICATION COVER SHEET
G010 PROJECT INFORMATION D201 DEMO ELEVATIONS A0  WALLTYPES M303  MECHANICAL - UNIT PLANS P507  HOT WATER RISER DIAGRAMS E030  ENLARGED ELECTRIC ROOMS LAYOUT TE002  TELECOMMUNICATION SCHEDULES AND
G011 HISTORIC NOTES A910 SITE DETAILS M304 MECHANICAL - UNIT PLANS P508 HOT WATER RISER DIAGRAMS E031 ENLARGED ELEVATOR ROOM L804 ENLARGEMENT PLAN - FRONT PORCH DETAILS
G020  FAR CALCULATIONS ARCHITECTURE A940  ROOF DETAILS M305  MECHANICAL - UNIT PLANS P509  HOT WATER RISER DIAGRAMS E100  OVERALL SITE PLAN PAVERS TEQ03 ~ TELECOMMUNICATION DETAILS
G021 OPEN SPACE CALCULATIONS A0 SITE PLAN A950  DOOR DETAILS M601  MECHANICAL DETAILS P510  HOT WATER RISER DIAGRAMS E110  FIRST FLOOR ELECTRIC PLAN L805 i?ﬁéggﬁ\'\;‘ggg PLAN - PEDESTRIAN TEO10  TELECOMMUNICATION RISER DIAGRAM
G023 OCCUPANCY LOAD / EXITING DIAGRAMS MO0 PARKING PLAN A90  WINDOW & STOREFRONT DETAILS M602 ~ MECHANICAL DETAILS P511 WASTE AND VENT RISER DIAGRAMS E120  SECOND FLOOR ELECTRIC PLAN L000 DETALLS TE100  TELECOMMUNICATION SITE PLAN
G024  FIRE ACCESS DIAGRAM & NOTES AM10  FIRST FLOOR PLAN A970  VERTICAL CIRCULATION DETAILS M603 ~ MECHANICAL DETAILS P512  WASTE AND VENT RISER DIAGRAMS E130  THIRD FLOOR ELECTRIC PLAN Lo01 DETALS TE110  TELECOM PLAN FIRST FLOOR
G030  GENERAL NOTES A120  SECOND FLOOR PLAN A980  INTERIOR DETAILS M604  MECHANICAL DETAILS P513  WASTE AND VENT RISER DIAGRAMS E140  ATTIC ELECTRIC PLAN L002 DETAILS TE120  TELECOM PLAN SECOND FLOOR
G031 GENERAL NOTES A130  THIRD FLOOR PLAN A981 INTERIOR DETAILS MB05  MECHANICAL DETAILS P514  WASTE AND VENT RISER DIAGRAMS E600 ENLARGED UNIT ELECTRICAL PLANS L0603 DETALLS TET30  TELECOM PLAN THIRD FLOOR
G032  ACCESSIBILITY NOTES M40 ROOF ANNEX FLOOR PLAN A985  INTERIOR NON-BEARING WALL DETAILS M606  MECHANICAL DETAILS P515  WASTE AND VENT RISER DIAGRAMS E601 ENLARGED UNIT ELECTRICAL PLANS Lo0d DETALLS
G037 TYPICAL DAS DETAILS (CBC 11A) M70  ROOF PLAN A9%0  FIRESTOPPING DETAILS M607  MECHANICAL DETAILS P516  WASTE AND VENT RISER DIAGRAMS E602  ENLARGED UNIT ELECTRICAL PLANS 005 DETALLS
G038 TYPICAL DAS DETAILS (CBC 11A) A0  ELEVATIONS M608  MECHANICAL DETAILS P601 PLUMBING DETAILS E603  ENLARGED UNIT ELECTRICAL PLANS L0068 DETALS FIRE ALARM
G039  TYPICAL DAS DETAILS (CBC 11A) A201 ELEVATIONS STRUCTURAL M701  CONTROL AND WIRING DIAGRAMS P602  PLUMBING DETAILS E604  ENLARGED UNIT ELECTRICAL PLANS Lo07 DETALLS EFAN!  FIRE ALARM COVER SHEET
G040  TYPICAL DAS DETAILS (CBC 11B) A300  BUILDING SECTIONS M702  DAIKIN SYSTEM BRANCH SELECTOR PIPING P603  PLUMBING DETAILS E605  ENLARGED UNIT ELECTRICAL PLANS EFAOD?  FIRE ALARM DETAILS
S000  STRUCTURAL SHEET INDEX DIAGRAMS L908 DETAILS
G041 TYPICAL DAS DETAILS (CBC 11B) A301 BUILDING SECTIONS P604  PLUMBING DETAILS E606  ENLARGED UNIT ELECTRICAL PLANS Lo09 DETALLS EFAN03  FIRE ALARM DETALLS
G042  TYPICAL DAS DETAILS (CBC 11B) A00  WALL SECTIONS 001 GENERAL NOTES M703  DAIKIN SYSTEM BRANCH SELECTOR PIPING P605  PLUMBING DETAILS E607  ENLARGED UNIT ELECTRICAL PLANS SFA110 FIRE ALARM PLAN FIRST FLOOR
S002  GENERAL NOTES DIAGRAMS L911 DETAILS
G050  GREEN NOTES MO WALL SECTIONS P606  PLUMBING DETAILS E620  FIRST FLOOR AMENITY ENLARGEMENT Lot DETALS EFA120  FIRE ALARM PLAN SECOND FLOOR
A402  WALL SECTIONS - TRASH ENCLOSURE S0 TYPIOAL CONCRETE WALL DETAILS V705 DAIKIN SYSTEM WIRING DIAGRAMS 1913 DETAILS EFA130  FIRE ALARM PLAN THIRD FLOOR
G060 SOILS REPORT BEST MANAGEMENT PRACTICES A500 VERTICAL CIRCULATION - (E) STAIR 1 & 2 5030 TYPICAL CONGRETE MASONRY WALL DETAILS P608 PLUMBING DETAILS Lo14 DETAILS
G061  GREENPOINT RATED SCORESHEET M706  DAIKIN SYSTEM WIRING DIAGRAMS P609  PLUMBING DETAILS
A501 VERTICAL CIRCULATION - STAIR 3 & 4 040 TYPIGAL METAL STUD DETAILS Lo15 DETAILS
G062 TSA DESIGN STANDARDS A502 VERTICAL CIRCULATION - STAIR 5-7 P610 PLUMBING DETAILS LANDSCAPE
G080  SURVEY S110 FIRST FLOOR/FOUNDATION PLAN P611  PLUMBING DETAILS 1916 DETALS
A503  VERTICAL CIRCULATION - ELEVATOR S120  SECOND FLOOR FRAMING PLAN PLUMBING LOOOA  TITLE SHEET
AG00 ENLARGED UNIT PLANS P612 PLUMBING DETAILS LO0OB  GENERAL NOTES AND ABBREVIATIONS
CIVIL AG01  ENLARGED UNIT PLANS 5130 THIRD FLOOR FRAMING PLAN PO0T PLUMBING GENERAL NOTES, LEGEND AND P613  PLUMBING DETALS L001  AREAPLAN SECURITY
C000  GENERALNOTES A602  ENLARGED UNIT PLANS 5140 ROOF ANNEX FRAMING PLAN SHEET INDEX P14 PLUMBING DETAILS L002  TREE PROTECTION AND REMOVAL PLAN SECO001 SECURITY COVER SHEET
c ' G OTES A3 ENLARGED UNIT PLANS S310 SHOTCRETE SHEAR WALL ELEVATIONS P002 PLUMBING FIXTURE SCHEDULES AND WATER S SEC002 SECURITY SYSTEM SECURITY-ACCESS
o PORARY £F AG04  ENLARGED UNIT PLANS S50 SECTIONS AND DETAILS CALCULATION Hg? mii:ﬁts Etﬁ: CONTROL DETAILS
I a1 AND SEDIMENT o ENLARGED UNT PLANS S501  PLANS, SECTIONS AND DETAILS PO03  PLUMBING EQUIPMENT AND MATERIAL ELECTRICAL o e SEC003  INTRUSION DETECTION SYSTEM NOTES
Cii1 TEMPORARY EROSION AND SEDIMENT reon ENLARGED UNIT PLANS S502  MISCELLANEOUS SECTIONS AND DETAILS SCHEDULES E001  ELECTRICAL COVER SHEET ool LAYOUT PLAN AND DETAILS
’ CONTROL PLAN S510 SECTIONS AND DETAILS P100 PLUMBING - SITE PLAN E002 ELECTRICAL NOTES SEC004 CCTV SYSTEM NOTES AND DETAILS
A607 ENLARGED UNIT PLANS P110-A  PLUMBING - FIRST FLOOR PLAN L300 SOILS PLAN SEC005  DISTRIBUTED ANTENNA SYSTEM (DAS)
C1.20 DEMOLITION PLAN E003 ELECTRICAL SPECIFICATIONS
: A608  ENLARGED UNIT KITCHEN TYPES (UNDERGROUND PIPING) £0031  ELECTRIGAL SPEGIFICATIONS L301 SOILS PLAN NOTES AND DETAILS
C121 DEMOLITION PLAN A609  ENLARGED UNIT KITCHEN TYPES MECHANICAL P110-B  PLUMBING - FIRST FLOOR PLAN (ABOVE com2  ELECTRICAL SPECIFICATIONS 1302  SOILS- SECTIONS SEC006  DISTRIBUTED ANTENNA SYSTEM (DAS)
C1.30 GRADING PLAN A610 ENLARGED UNIT KITCHEN TYPES M001 GENERAL NOTES LEGEND AND SHEET INDEX GROUND PIPING) E004- INTERIOR TITLE 24 L400 PLANTING PLAN SPECIFICATIONS
81-31 GRAD'NS PLAN A611  ENLARGED UNIT BATHROOM TYPES M002  MECHANICAL EQUIPMENT SCHEDULES P120  PLUMBING - SECOND FLOOR PLAN 20041 INTERIOR TITLE 24 L401 PLANTING PLAN SEC110  SECURITY PLAN FIRST FLOOR
140  DRAINAGE PLAN A612  ENLARGED UNIT BATHROOM TYPES MO0 MECHANICAL EQUIPMENT SCHEDULES P130  PLUMBING - THIRD FLOOR PLAN S0ty INTERIORTITLE o L402 PLANTING SCHEDULE SEC120  SECURITY PLAN SECOND FLOOR
8:; BFSAF'JEQSE PLAN A613  ENLARGED UNIT BATHROOM TYPES MOO4  MECHANICAL EQUIPMENT SCHEDULES P140  PLUMBING - ROOF PLAN c0043  INTERIOR TITLE 24 L500  IRRIGATION PLAN SEC130  SECURITY PLAN THIRD FLOOR
10 WATER AND SEWER PLAN A614 ENLARGED UNIT BATHROOM TYPES MOO5  MECHANICAL EQUIPMENT SCHEDULES P300 PLUMBING UNIT PLANS F0044  ELECTRICAL SPECIFICATIONS L501 IRRIGATION PLAN
C2l00 DETALS A620 ENLARGED COMMON RESTROOMS M006 ASHRAE 15 & 34 REFRIGERANT CALCULATION P301 PLUMBING UNIT PLANS £005 LIGHTING CONTROLS L502 IRRIGATION NOTES
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: A622 ENLARGED COMMON AREAS M120 MECHANICAL - SECOND FLOOR PLAN P303 PLUMBING UNIT PLANS £007 MECHANICAL EQUIPMENT SCHEDULE L504 IRRIGATION DETAILS
C2.20 DETAILS A623 ENLARGED COMMUNITY ROOM M130 MECHANICAL - THIRD FLOOR PLAN P304 PLUMBING UNIT PLANS £010 SINGLE LINE L505 IRRIGATION DETAILS
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DEMO A7T00  FIRST FLOORRCP M210  MECHANICAL - FIRST FLOOR PIPING PLAN P01~ GASRISER DIAGRAMS 00 PANEL SCHEDULES MATERIALS
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GENERAL NOTES BUILDING CODES USED MOBILITY UNIT MATRIX FAR SUMMARY PROJECT INFORMATION
PROJECT NAME: VA BUILDING 207
1. THE WORK SHALL CONFORM TO THE APPLICABLE BUILDING CODE, AND ALL 12, THE CONTRACT DRAWINGS AND SPECIFICATIONS REPRESENT THE 2017 COUNTY OF LOS ANGELES BUILDING CODE (TITLE 26) PER CBC 11B-233.3.1.1 OR 504/UFAS:
OTHER ORDINANCES, CODES, AND REGULATIONS LISTED IN THE FINISHED STRUCTURE AND DO NOT INDICATE THE METHODS OF 5% OF TOTAL NUMBER OF RESIDENTIAL DWELLING UNITS SHALL PROVIDE LEVEL TYPE AREA (SF) ADDRESS: 11301 WILSHIRE BLVD
BUILDING AUTHORITIES. THE GOVERNING CODES, RULES, AND PROCEDURES INCLUDING, BUT NOT LIMITED TO BRACING AND BUILDING 207, VANDERGRIFT AVE, VA
REGULATIONS ARE COLLECTIVELY REFERRED TO AS "THE CODE". SHORING. OBSERVATION VISITS TO THE SITE BY FIELD 2017 COUNTY OF LOS ANGELES PLUMBING CODE (TITLE 28) SER CTCAC. 2ND FLOOR (E) FAR 15066 GREATER LOS ANGELES NORTH GAMPUS
CONTRACTOR SHALL REPORT ANY INCONSISTENCIES, CONFLICTS OR REPRESENTATIVES OF THE ARCHITECT AND/OR ENGINEER SHALL NOT 11% OF TOTAL NUMBER OF RESIDENTIAL DWELLING UNITS SHALL PROVIDE 3RD FLOOR (E) FAR 15085
OMISSIONS HE MAY DISCOVER TO THE ARCHITECT FOR INTERPRETATION INCLUDE INSPECTIONS OF THE PROTECTIVE MEASURES TO THE 2017 COUNTY OF LOS ANGELES MECHANICAL CODE (TITLE 29) MOBILITY FEATURES 40340 TRACT: RANCHO SAN VICENTE Y SANTA MONICA
PRIOR TO PERFORMING THE WORK. CONSTRUCTION PROCEDURES.
. PROJECT DESCRIPTION: ADAPTIVE REUSE OF THE VETERANS AFFAIRS'
2. CONSTRUCTION SHALL COMPLY WITH PERTINENT HEALTH AND SAFETY 13.  ANY SUPPORT SERVICES PERFORMED BY THE ARCHITECT AND/OR 2017 COUNTY OF LOS ANGELES RESIDENTIAL CODE (TITLE 30) SENIOR HOUSING MOBILITY UNITS: 1STFLOOR ADDED FAR 379 BUILDING 207 ON THE WEST LA CAMPUS TO 59
REGULATIONS FOR REQUIRED METHODS PROTECTING PUBLIC AND ENGINEER DURING THE CONSTRUCTION SHALL BE DISTINGUISHED 2016 CALIFORNIA FIRE CODE (CFC). PART 9, TITLE 24, CCR. & 60 UNITS X 11% = 7 UNITS SRD FLOOR ADDEDFAR 60 AFFORDABLE SENIOR RESIDENTIAL UNITS
CONSTRUCTION WORKER'S HEALTH AND SAFETY DURING THE FROM CONTINUOUS AND DETAILED INSPECTION SERVICES WHICH IS AMENDMENTS 439 AND 1 MANAGER'S UNIT FOR A TOTAL OF 60
CONSTRUCTION PERIOD. FURNISHED BY OTHERS. THESE SUPPORT SERVICES PERFORMED BY PER UFAS: UNITS.
THE ARCHITECT AND/OR ENGINEER, WHETHER OF MATERIAL OR WORK, o :
3. BEFORE ORDERING ANY MATERIAL, OR DOING ANY WORK, THE AND WHETHER PERFORMED PRIOR TO, DURING, OR AFTER %?;EECQL'CS 8?:“ e b M gﬁg\;g% AL NUMBER OF RESIDENTIAL DWELLING UNITS TO HAVE ROLL-IN ;ig it%%i Bigﬂgig EQE 5;3 CONSTRUCTION TYPE: (E) 3 STORY TYPE |
CONTRACTOR SHALL VERIFY ALL MEASUREMENTS AT THE BUILDING SITE COMPLETION OF CONSTRUCTION, ARE PERFORMED SOLELY FOR THE
AND SHALL BE RESPONSIBLE FOR CORRECTNESS OF SAME. PURPOSE OF ASSISTING IN QUALITY CONTROL AND IN ACHIEVING 2017 COUNTY OF LOS ANGELES GREEN BUILDING STANDARDS CODE SENIOR HOUSING UNITS WITH ROLL-IN SHOWERS: SRD FLOOR DEDUCTED FAR 11 FIRE SPRINKLER BUILDING TO BE EQUIPPED WITH FIRE
GENERAL CONFORMANCE WITH CONTRACT DOCUMENTS, BUT DO NOT (TITLE 31) 722 EXTINGUISING SYSTEM COMPLYING WITH
4. DIMENSIONS SHALL BE AS INDICATED ON THE DRAWINGS. CLARIFICATIONS, GUARANTEE CONTRACTOR'S PERFORMANCE AND SHALL NOT BE 60 UNITS X 5% = 3 UNITS NFPA-13R & SHAL BE APPROVED BY THE
IF REQUIRED, SHALL BE OBTAINED FROM THE ARCHITECT. THE DRAWING CONSTRUED AS SUPERVISION OF CONSTRUCTION. 2010 ADAS AMERICANS WITH DISABILITIES ACT STANDARDS WITH HUD COUNTY PRIOR TO INSTALLATION
SHALL NOT BE SCALED. EXEMPTIONS
14.  IN THE EVENT OF CONFLICTING REQUIREMENTS BETWEEN ITEMS ON G ROSS BU | LDAB LE AR EA ALARM SYSTEM AN APPROVED FIRE ALARM SYSTEM SHALL
5. ALL ITEMS MARKED NIC ON THE SPECIFICATIONS AND DRAWINGS MEANS THE DRAWING OR BETWEEN ITEMS IN THE SPECIFICATIONS, OR HUD FAIR HOUSING ACT - DISABILITY/ACCESSIBILITY PROVISIONS BE INSTALLED WITH THE CODE NFPA72 &
NOT IN CONTRACT. BETWEEN ITEMS ON THE DRAWINGS AND IN THE SPECIFICATIONS, THE INCLUDING SAFE HARBORS MOBILITY UNIT MATRIX 907.5
MORE STRINGENT OR COSTLY SHALL GOVERN, UNLESS DECIDED
6. DO NOT MAKE ANY SUBSTITUTIONS WITHOUT PERMISSION OF THE OTHERWISE BY THE ARCHITECT. SECTION 504 OF THE REHABILITATION ACT OF 1973 LEVEL NUMBER UNIT | COMMENTS ZONING: RE11
ARCHITECT OR THE OWNER. _ _
15.  ACCESSIBLE PATH OF TRAVEL AS INDICATED ON PLAN IS A BARRIER- HUD FAIR HOUSING DESIGN MANUAL 1ISTFLOOR 106 STUDIO MOBILITY & UFAS AREA SCHEDULE LOT AREA: 67,392 SF = 1.55 ACRES
7. WORK INDICATED ON THE DRAWINGS OR IN THE SPECIFICATIONS AS NIC, FREE ACCESS ROUTE WITHOUT ANY ABRUPT LEVEL CHANGES 1STFLOOR 121 STUDIO MOBILITY & UFAS 1STELOOR RESIDENTIAL 12605
OR BY SEPARATE CONTRACTORS, IS NOT PART OF THIS CONTRACT. EXCEEDING 1/2" IF BEVELED AT 1:2 MAX SLOPE, OR VERTICAL LEVEL UNRUH CIVIL RIGHTS ACT - NOTE 2, CBC-11A ISTELOOR 123 1BEDROOM | MOBILITY & UEAS ND FLOOR RESIDENTIAL 616 TOTAL BUILDING SF (GROSS) 45,777 SF
CONTRACTOR SHALL COOPERATE FULLY WITH ALL SEPARATE CHANGES NOT EXCEEDING 1/4" MAX, AND AT LEAST 48" IN WIDTH. 1ST FLOOR 3
CONTRACTORS EMPLOYED BY THE OWNER. SURFACE IS STABLE, FIRM, AND SLIP RESISTANT. CROSS SLOPE DOES : 3RD FLOOR | RESIDENTIAL 17007 PROPOSED UNIT COUNT/MIX 53 - STUDIOS
NOT EXCEED 1:48 AND SLOPE IN THE DIRECTION OF TRAVEL IS LESS 2ND FLOOR 206 'STUDIO MOBILITY RESIDENTIAL 45777 6 -1BR
8. THE CLIENT, ARCHITECT, CONSULTANTS, AND ALL INSPECTORS FROM THAN 5% UNLESS OTHERWISE INDICATED. 2NDFLOOR 221 STUDIO MOBILITY GRAND TOTAL 45777 1 -2BR-MANAGER'S UNIT
PERTINENT AGENCIES SHALL BE PERMITTED ACCESS TO THE JOB SITE AT 2ND FLOOR: 2
ALL TIMES DURING NORMAL WORKING HOURS. 16.  ACCESSIBLE PATH OF TRAVEL SHALL BE MAINTAINED FREE OF SRDFLOOR 306 STUDIO MOBILITY PROVIDED PARKING: 19 DEDICATED SURFACE PARKING SPACES + 1
OVERHANGING OBSTRUCTIONS TO 80" MINIMUM AND PROTRUDING 3RD FLOOR 301 STUDIO MOBILITY ELECTRIC VEHICLE PARKING SPACE =20
9. WINDOW AND DOOR DIMENSIONS FOR PREFABRICATED WINDOW AND OBJECTS GREATER THAN A 4" PROJECTION FROM THE WALL, ABOVE PARKING SPACES IMMEDIATELY ADJACENT
DOOR UNITS HAVE BEEN ROUNDED TO THE NEAREST INCH ON THE 27" AND LESS THAN 80" ABOVE THE PATH. CONTRACTOR SHALL VERIFY 3RD FLOOR: 2 OPEN SPACE SUMMARY TO BUILDING 207 ARE PROVIDED AS A PART
DRAWINGS. SPECIFIC DIMENSIONS BY MANUFACTURERS MAY VARY FROM THAT THERE ARE NO BARRIERS IN THE PATH OF TRAVEL. GRAND TOTAL: 7 OF THE LARGER CAMPUS PLAN.
THE DRAWINGS.
17. PROJECT WILL BE A NON-SMOKING BUILDING. OPEN SPACE PROPOSED: 6,400 SF - INCLUDES COMMUNITY ROOM,
10.  THE CONTRACTOR SHALL VERIFY LOCATION AND SIZE OF ALL FLOOR, NAME LEVEL  QTY | AREA (SF) SHARED COURTYARD AND LANDSCAPED
ROOF, AND WALL OPENINGS WITH ALL APPLICABLE DRAWINGS. 18.  THIS IS A PUBLICLY FUNDED HOUSING PROJECT AND MUST COMPLY UNIVERSAL DESIGN COMMON OPEN SPACE: 2ND FLOOR | 1 3154 FRONT YARD.
WITH FEDERAL ACCESSIBILITY STANDARDS AND CALIFORNIA BUILDING COURTYARD
11.  DETAILS ARE INTENDED TO SHOW THE INTENT OF THE DESIGN. MINOR CODE CHAPTERS 11A & 11B. SENIOR HOUSING PROJECTS ARE REQUIRED TO INTEGRATE UNIVERSAL COMMON OPEN SPACE:  2ND FLOOR | 1 1703 PROJECT DENSITY: 39 DU /ACRE
MODIFICATIONS MAY BE REQUIRED TO SUIT THE FIELD DIMENSIONS OR DESIGN REQUIREMENTS FOR ALL PROJECT UNITS AND SHALL BE PLACED FRONT YARD BLDG HEIGHT: (E) 43'-0"
CONDITIONS, AND SUCH MODIFICATIONS SHALL BE INCLUDED AS PART OF 19.  CONTRACTOR TO PROVIDE ROOF & UNDERLAYMENT CONDITION IN SERVICE AS "FULLY ACCESSIBLE" (PER ADA 2010 AND CBC 11B) COMMON OPEN SPACE- | 2ND FLOOR |1 1513 OCCUPANCY TYPE: R-2
THE WORK OF THE CONTRACT. REPORT TO THE OWNER. THE PARTIES AGREE TO UTILIZE A LICENSED INCLUDING THE INSTALLATION OF GRAB BARS AND THE INSTALLATION OF REC ROOM '
PROFESSIONAL ROOFING CONTRACTOR TO PROVIDE OBSERVATION THE TUB SEAT AT THE ACCESSIBLE BATHROOM. GRAND TOTAL 5100
AND REPORT. THE REPORT IS TO INCLUDE A THOROUGH LOOK INTO THIS PROJECT IS A PART OF A LARGER CAMPUS PLAN AND FOLLOWS THE
THE CURRENT CONDITION AND FUTURE LIFE OF FOORING MATERIAL STANDARDS SET FORTH IN THE EUL AGREEMENT BETWEEN OWNER AND
AND UNDERLAYMENT MATERIAL IN ITS CURRENT STATE. THE VA GREATER LOS ANGELES CAMPUS.
ARCHITECTURAL SYMBOLS DEFERRED SUBMITTALS COMMUNICATION UNIT MATRIX PARKING SUMMARY LEGAL DESCRIPTION
q' 1. FIRE SPRINKLER SYSTEMS
\AT07/ L DETAIL KK> WINDOW MARK | | ALIGN FINISHES PER CBC 11B-233.3.1.3 OR 504/UFAS: PARKING REQUIRED (AB744 DENSITY BONUS) THOSE PORTIONS OF THE RANCHO SAN VICENTE Y SANTA MONICA
2 FIRE ALARM 2% OF TOTAL NUMBER OF RESIDENTIAL DWELLING UNITS SHALL PROVIDE SHOWN IN PATENTS BOOK 3, PAGES 30 AND 31, TOGETHER WITH THE
COMMUNICATION/SENSORY FEATURES. 100% RENTAL AFFORDABLE UNITS 1 X0.5=1 RANCHO SAN VICENTE Y SANTA MONICA KNOW AS VILLA FARMS, SHOWN
I Q2. DOOR MARK SMOKE DETECTOR 3. PHONE. CATV. AND DATA SYSTEMS SPECIAL NEEDS HOUSING 59X 03=177 IN BOOK 70, PAGES 54 THROUGH 56, INCLUSIVE OF MISCELLANEOUS
BUILDING SECTION ' ! ' PER CTCAC: TOTAL =19 RECORDS, TOGETHER WITH THE SANTA MONICA LAND AND WATER
4 CCTV SYSTEMS 4% OF TOTAL NUMBER OF RESIDENTIAL DWELLING UNITS SHALL PROVIDE COMPANY TRACT, SHOWN IN BOOK 78, PAGES 44 THROUGH 49,
Q% WALL TYPE FIRE EXTINGUISHER COMMUNICATION/SENSORY FEATURES INCLUSIVE OF MISCELLANEOUS RECORDS, IN THE OFFICE OF THE
//1\\ [ 5 SIGNAGE FUTURE EV COUNTY RECORDER OF SAID COUNTY , DESCRIBED AS FOLLOWS:
101 WALL SECTION ' SENIOR HOUSING COMMUNICATION UNITS: 3% OF 19 PROVIDED = 1 STALL
Qpr  WORKPOINT AREA DRAIN BEGINNING AT THE SOUTHERLY TERMINUS OF THAT PARTICULAR
. ) e
A NOTE: THE DEFERRED SUBMITTAL ITEMS SHALL BE SUBMITTED TO THE 60 UNITS X 4% = 3 UNITS TOTAL PARKING PROVIDED (INCLUDING EV) = 20 234%%ggEFEVETAASBSE,_?SJ\TNGOONFTNH%F;TRHE??O@SD‘%F@E%I}QYDA?;&NRCDEE%N
D42%00) B INTERIOR ELEVATION ~01]  NOTE FLOOR DRAIN ARCHITECT OR ENGINEER OF RECORD WHO SHALL REVIEW AND WIRING FOR AUDIO AND VISUAL DOORBELLS REQUIRED BY UFAS/ADA 2010 THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, AS BOOK 282,
APPROVE THEM, AND FORWARD THEM TO THE BUILDING OFFICIAL SHALL BE INSTALLED FOR ALL UNIVERSAL DESIGN UNITS. PAGES 19 THROUGH 23: THENCE NORTH 35023'45" WEST ALONG SAID
C WITH ANOTATION INDICATING THAT THE DEFERRED SUBMITTAL LINE, A DISTANCE OF 86.82 FEET: THENCE SOUTH 54936'15" WEST, A
eepee  ACCESSIBLE PATH OF TRAVEL %ch% FLOOR MATERIAL DOCUMENTS HAVE BEEN REVIEWED AND APPROVED AND THAT DISTANCE OF 483.98 FEET TO THE TRUE POINT OF BEGINNING.
EXTERIOR ELEVATION TRANSITION THEY HAVE BEEN FOUND TO BE IN GENERAL COMFORMANCE WITH UNITS THAT INCLUDE COMMUNICATION FEATURES FOR AUDIO AND
@ THE DESIGN OF THE BUILDING. THE DEFERRED SUBMITTAL ITEMS VISUALLY IMPAIRED RESIDENTS, ALARMS AND DOORBELLS SHALL EXTEND PARKING SCHEDULE (STALL SIZE) THENCE SOUTH 37933'07" EAST. A DISTANCE OF 90.19 FEET: THENCE
FENCE . SHALL NOT BE INSTALLED UNTIL THEIR DESIGN AND SUBMITTAL INTO ALL HAIBTABLE ROOMS AND BATHROOMS AND SHALL FULLY COMPLY STALL TYPE COUNT SOUTH 43°09'51" EAST, A DISTANCE OF 67.79 FEET, TO THE BEGINNING
ad SECURITY OPENING DOCUMENTS HAVE BEEN APPROVED BY THE BUILDING OFFICIAL. WITH ALL REQUIREMENTS OF UFAS/ADA 2010. £V CAPABLE 1 OF A TANGENT CURVE, CONCAVE WESTERLY, HAVING A RADIUS OF 42.00
s ELEVATION MARK PROVIDE AMPLE TIME FOR THE BUILDING OFFICIAL TO REVIEW THE FEET; THENCE SOUTHWESTERLY ALONG SAID CURVE, 80.30 FEET,
§ EXIT SIGN DOCUMENTS. STANDARD 18 THROUGH A CENTRAL ANGLE OF 109°32'53"; THENCE SOUTH 66°23'02"
VAN ACCESSIBLE 1 WEST, A DISTANCE OF 110.45 FEET, TO THE BEGINNING OF A TANGENT
ARCHITECTURAL ABBREVIATIONS COMMUNICATION UNIT MATRIX GRAND TOTAL 20 CURVE, CONCAVE NORTHWESTERLY, HAVING A RADIUS OF 801.00 FEET;
e [wwes | on | comes i e e
@ AT FOC FACE OF CONCRETE R PROPERTY LINE DISTANCE OF 49.80 FEET; THENCE NORTH 13°13'52" WEST, A DISTANCE
2 DIAMETER FOF FACE OF FINISH PIP PROTECT IN PLACE 2ND FLOOR | 202 STUDIO COMMUNICATION OF 222.06 FEET; THENCE NORTH 74°11'25" EAST, A DISTANCE OF 119.09
FOGS FACE OF GYP SHEATHING PLAM PLASTIC LAMINATE 2ND FLOOR: 1 FEET; THENCE NORTH 69%41'33" EAST, A DISTANCE OF 39.33 FEET;
AB ANCHOR BOLT FOM FACE OF MASONRY PRT PRESSURE TREATED : THENCE NORTH 66959'00" EAST A DISTANCE OF 36.90 FEET: THENCE
AIC AIR CONDITIONING FOS FACE OF STUD PT PAINT SROFLOOR 1302 |STUDIO COMMUNICATION NORTH 69°34'59" EAST, A DISTANCE OF 51.19 FEET, TO THE BEGINNING
ACT ACOUSTIC CEILING TILE FOSS FACE OF STRUCTURAL SHEATHING PTD PAINTED 3RDFLOOR 312 1BEDROOM COMMUNICATION OF A TANGENT CURE, CONCAVE SOUTHWESTERLY. HAVING A RADIUS OF
ADA AMERICANS WITH DISABILITIES ACT o RS aTy QUANTITY 3RD FLOOR: 2 15.00 FEET; THENCE SOUTHEASTERLY ALONG SAID CURVE, 19.08 FEET,
. Og4'Eq"
ADJ ADJACENT T FIRE TREATED GRAND TOTAL: 3 EE(RJ‘I(IJ\ILIJ\J?IL-'GA CENTRAL ANGLE OF 72951'54" TO THE TRUE POINT OF
AFF ABOVE FINISH FLOOR R RADIUS or RISER
QEM ﬁtﬂﬁfﬂﬁf ggw gﬁf&ENIZED ggp EEELFESEE&CE"-'NG PLAN BIKE PARKING SUMMARY NOTE: THE ABOVE METES AND BOUNDS DESCRIPTION IS PROVIDED
HEREON FOR INFORMATIONAL PURPOSES ONLY AND IS NOT INTENDED
e R - e TOREP AC e OEDEDLEGLDESGRITONOEFECORD T
oS CALVINIZED SHEET METAL REV REVISION or REVISED BIKE PARKING REQUIRED nggg:g:gmlDESCRlBES THE SAME REAL ESTATE AS THE RECORD
BD BOARD GYP BD GYPSUM BOARD RJ ROOF JOIST PER TABLE 22.112.100-A-
BF BRACE FRAME RM ROOM e TR
BLK BLOCK HB HOSE BIBB ROW RIGHT OF WAY LONG TERM
BM BEAM HC HOLLOW CORE RSTM RESTROOM 60 UNITS @ 1 PER 2 = 30 SPACES
BTWN BETWEEN HCW HOLLOW CORE WOOD
HDR HEADER SC SOLID CORE SHORT TERM
CAB CABINET HM HOLLOW METAL scw SOLID CORE WOOD 60 UNITS @ 1 PER 10 = 6 SPACES
¢ CENTER LINE HR HANDRAIL SF SQUARE FEET
CcL CLOSET HT HEIGHT SHT SHEET
gtg gfgﬁe NS NSULATION g::nTG gﬁﬂgm LONG TERM BIKE PARKING TO BE PROVIDED IN A SHARED, LOCKABLE
SHELTER AS PART OF THE LARGER VA CAMPUS MASTER PLAN.
CMU CONCRETE MASONRY UNIT INT INTERIOR SL SLOPE
coL COLUMN ST STL STAINLESS STEEL
CONT  CONTIVO e STRUC  STRU FIRE RATING REQUIREMENTS PROJECT TEAM VICINITY MAP
CONT CONTINUOUS STRUC STRUCTURAL
CONTR CONTRACTOR LAM LAMINATE Q
CPT CARPET LAV LAVATORY T TREAD PER CBC TABLE 601:
CRS COURSES LIN LINOLEUM TBD TO BE DETERMINED BUILDING ELEMENT TYPE 1A OWNER STRUCTURAL ENGINEER LANDSCAPE ARCHITECT
cT CERAMIC TILE TH THRESHOLD STRUCTURAL FRAME 3HOUR THOMAS SAFRAN & ASSOCIATES ENGLEKIRK STRUCTURAL ENGINEERS ~ OFFICE OF CHERYL BARTON (OCB)
MAX MAXIMUM THK THICK BEARING WALLS EXTERIOR 3 HOUR 11811 SAN VICENTE BLVD 888 S FIGUEROA ST, 18TH FLOOR 146 ELEVENTH ST w
DAS DISABLED ACCESS MECH MECHANICAL T TRUSS JOIST BEARING WALLS EXTERIOR SUPPORTING ROOF 2 HOUR LOS ANGELES, CA 90049 LOS ANGELES, CA 90017 SAN FRANCISCO, CA 94103 5
DBL DOUBLE MFR MANUFACTURER TO TOP OF BEARING WALLS INTERIOR 2 HOUR PHONE #310.820.2236 PHONE #323.733.6673 PHONE #415.551.0090 2
DIA DIAMETER MIN MINIMUM TOC TOP OF CONCRETE NON BEARING WALLS (SEE TABLE 602 BELOW) 0 HOUR BLAKE CODDINGTON TONY GHODSI TODD MEAD :
DIM DIMENSION MISC MISCELLANEOUS TOP TOP OF PLATE FLOOR CONSTRUCTION 2 HOUR 11301 WILSHIRE BLVD
DN DOWN MO MASONRY OPENING TOS TOP OF SLAB ROOF CONSTRUCTION 1.5 HOUR
DS DOWNSPOUT MTD MOUNTED TOSHTG TOP OF SHEATHING SHAFT WALLS FOR ELEVATORS AND STAIRS 2 HOUR ARCHITECT MEP ENGINEER GEOTECHNICAL ENGINEER (11000 WILSHIRE BLVD) < A, ACKE ROBINSON
DWG DRAWING MTL METAL TOW TOP OF WALL SHAFT WALLS FOR BATHROOM / CORRIDOR EXHAUST 1 HOUR KFA ARCHITECTURE K2D ENGINEERS FEFFER GEOLOGICAL CONSULTING A %7 STADIUM
TS TUBE STEEL AND SUPPLY 3573 HAYDEN AVENUE 4091 REDWOOD AVE, SUITE 101 1990 S BUNDY DR, SUITE 400 <
(E) EXISTING N NOTE TYP TYPICAL CULVER CITY, CA 90232 LOS ANGELES, CA 90066 LOS ANGELES, CA 90025
ELEC ELECTRICAL (N) NEW NOTE: FOLLOW CHART FOR FIRE RATINGS OF BUILDING ELEMENTS UNO PHONE #424 .268.2477 PHONE #310.935.3773 PHONE #310.207.5048
ELEV ELEVATOR NIC NOT IN CONTRACT UNO UNLESS NOTED OTHERWISE MONICA RODRIGUEZ ARASH KHALIFEH JOSH FEFFER
EOS EDGE OF SLAB NTS NOT TO SCALE PER CBC TABLE 602:
EQ EQUAL VCT VINYL COMPOSITION TILE FOR TYPE 1B CONSTRUCTION, OCCUPANCY GROUP R:
EXT EXTERIOR oc ON CENTER VERT VERTICAL FIRE-RESISTANCE RATING REQUIREMENTS FOR EXTERIOR WALLS BASED CIVIL ENGINEER HISTORIC CONSULTANT ANITZAYE
E/W EACH WAY OFCI OWNER FURNISHED- VIF VERIFY IN FIELD ON FIRE SEPARATION DISTANCE KPFF HISTORIC RESOURCES GROUP (HRG)
CONTRACTOR INSTALLED 400 OCEANGATE, SUITE 500 12 S FAIR OAKS AVE, SUITE 200
FE FIRE EXTINGUISHER OFOI OWNER FURNISHED- wi WITH FIRE SEPARATION DISTANCE = x (feet) RATING REQUIREMENT LONG BEACH, CA 90802 PASADENA, CA 91105
FF FINISH FLOOR OWNER INSTALLED wC WATER CLOSET PHONE #562.437.9100 PHONE #626.793.2400 N
FIN FINISH OFVI OWNER FURNISHED- WD WOOD x<5 1 HOUR JOSE HERNANDEZ PAUL TRAVIS
FJ FLOOR JOIST VENDOR INSTALLED WH WATER HEATER 5<x<10 1 HOUR @
FLR FLOOR OH OVERHEAD WP WATERPROOF 10 <x <30 1 HOUR
FMC FLOOR MATERIAL CHANGE OPNG OPENING WPT WORK POINT x> 30 0 HOUR

3573 HAYDEN AVENUE
CULVER CITY, CA 90232
310.399.7975
KFALOSANGELES.COM

Los Angeles, CA 90073

11301 Wilshire Blvd

VA BUILDING 207

THOMAS SAFRAN & ASSOCIATES
11811 SAN VICENTE BLVD
LOS ANGELES, CA 90049

THIS DRAWING AND THE INFORMATION CONTAINED HEREIN ARE THE
COPYRIGHTED WORK OF KILLEFER FLAMMANG ARCHITECTS AND MAY NOT
BE REPRODUCED WITHOUT WRITTEN PERMISSION
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NOTES

01 (N) STREET LIGHT
02 (N) SIDEWALK, SEE LANDSCAPE DWGS
\ 03 (E) TREE DRIPLINE
\ 04 (N) TRASH ENCLOSURE
\ 05 (N) LIGHT WELL, SEE DETAIL 2/S501
06 (E) CONCRETE STAIR, PROTECT IN PLACE
07 (N) GAS METER & REGULATOR LOCATION, SEE

- —_— ] \\ PLUMBING DWGS
—_— \ 08 SHORT TERM BIKE PARKING 3573 HAYDEN AVENUE
— o ‘\\ 09 (E) BACKFLOW PREVENTER FOR FIRE CULVER CITY, CA 90232
—_— \ SPRINKLER, SEE CIVIL DWGS 310.399.7975
—_— ARNOLD AVENUE - s 10 (N) OUTDOOR VRF UNIT, SEE MECH DWGS KFALOSANGELES.COM

\ 11 (N) SWITCHGEAR, SEE ELEC DWGS
\ 12 (N) TRANSFORMER, SEE ELEC DWGS

21 01 \ 13 (N) ROOF DORMER FOR MECHANICAL EXHAUST &
INTAKE

14 DETENTION AREA, SEE CIVIL DWGS
15 TRENCH DRAIN, SEE CIVIL DWGS
16 ON-STREET PARKING, SEE PARKING PLAN

17 (E) FIRE DEPARTMENT CONNECTION, PROTECT
IN PLACE

18 (N) POST INDICATOR VALVE, SEE CIVIL DWGS
19 DETECTABLE WARNING AT RAMPS, TYP

20 (N) GLASS CANOPY

21 EXISTING ASPHALT ROAD MATERIAL

22 (N) FIRE HYDRANT, SEE CIVIL DWGS

23 (N) EXTERIOR METAL EGRESS STAIR

24 (N) TERRACED HARDSCAPE & LANDSCAPE, SEE
LANDSCAPE DWGS
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SHEET NOTES

A. SEE SHEETS G037-G042 FOR TYPICAL
ACCESSIBILITY REQUIREMENTS.

=%
o

B. PROVIDE EXPANSION JOINTS AT ALL POINTS
OF CONTACT BETWEEN SLAB AND VERTICAL

SURFACES.
- C. CONTROL JOINTS OR CONSTRUCTION JOINTS
{28 SHALL DIVIDE THE SLAB ON GRADE INTO

SECTIONS WITH AREAS NOT EXCEEDING 400SF
(20" X 20") WITHOUT RE-ENTRANT CORNERS
AND LENGTH TO WIDTH RATIO NOT EXCEEDING
11/2:1. ADDITIONAL CONTROL OR
CONSTRUCTION JOINTS SHALL BE PLACED AT
RE-ENTRANT CORNERS.

| / vl [~

D. ACCESSIBLE PATH OF TRAVEL AS INDICATED
ON PLAN IS A BARRIER-FREE ACCESS ROUTE
WITHOUT ANY ABRUPT LEVEL CHANGES
EXCEEDING 1/2" IF BEVELED AT 1:2 MAX SLOPE,
OR VERTICAL LEVEL CHANGES NOT

] EXCEEDING 1/4" MAX, AND AT LEAST 48" IN
TYP WIDTH. SURFACE IS STABLE, FIRM, AND SLIP

/

RESISTANT. CROSS SLOPE DOES NOT EXCEED
1:48 AND SLOPE IN THE DIRECTION OF TRAVEL
IS LESS THAN 5% UNLESS OTHERWISE
INDICATED.

_yd

3 STORIES
TYPE 1A BUILDING

E. ACCESSIBLE PATH OF TRAVEL SHALL BE
MAINTAINED FREE OF OVERHANGING
OBSTRUCTIONS TO 80" MINIMUM AND
PROTRUDING OBJECTS GREATER THAN A 4"
PROJECTION FROM THE WALL, ABOVE 27" AND
LESS THAN 80" ABOVE THE PATH.
CONTRACTOR SHALL VERIFY THAT THERE ARE
NO BARRIERS IN THE PATH OF TRAVEL.

—______‘———__
T
—— —______‘———__

. F. FIRE DEPARTMENT VEHICULAR ACCESS

\ ROADS MUST BE INSTALLED AND MAINTAINED
' IN A SERVICABLE MANNER PRIOR TO AND

\ DURING THE TIME OF CONSTRUCTION. FIRE

CODE 501.4. THOMAS SAFRAN & ASSOCIATES

11811 SAN VICENTE BLVD
LOS ANGELES, CA 90049

VA BUILDING 207

11301 Wilshire Blvd
Los Angeles, CA 90073
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G. PROVIDE APPROVED SIGNS OR OTHER
APPROVED NOTICES OR MARKINGS THAT
INCLUDE THE WORDS NO PARKING - FIRE
LANE. SIGNS SHALL HAVE A MINIMUM
DIMENSION OF 12 INCHES WIDE BY 18 INCHES
HIGH AND HAVE RED LETTERS ON A WHITE
REFLECTIVE BACKGROUND. SIGNS SHALL BE
PROVIDED FOR FIRE APPARATUS ACCESS
ROADS, TO CLEARLY INDICATE THE ENTRANCE
TO SUCH ROAD, OR PROHIBIT THE -
OBSTRUCTION THEREOF AND AT INTERVALS,
AS REQUIRED BY THE FIRE INSPECTOR. FIRE
CODE 503.3.

| S ,

5]
<
N

—
L]

AN

H. APPROVED BUILDING ADDRESS NUMBERS,
BUILDING NUMBERS OR APPROVED BUILDING
IDENTIFICATION SHALL BE PROVIDED AND
MAINTAINED SO AS TO BE PLAINLY VISIBLE

AND LEGIBLE FROM THE STREET FRONTING
THE PROPERTY. THE NUMBERS SHALL
CONTRAST WITH THEIR BACKGROUND, BE
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